July 2, 2009 Special Meeting

BENICIA CITY COUNCIL AND PLANNING COMMISSION

SPECIAL MEETING AGENDA

City Council Chambers

July 2, 2009

7:00 P.M.

Times set forth for the agenda items are estimates. Items may be heard before or after the
times designated.

I. CALL TO ORDER (7:00 P.M.):

Il. CONVENE OPEN SESSION:

A. ROLL CALL

B. PLEDGE OF ALLEGIANCE

C. REFERENCE TO THE FUNDAMENTAL RIGHTS OF PUBLIC

I1l. OPPORTUNITY FOR PUBLIC COMMENT:

This portion of the meeting is reserved for persons wishing to address the Council

and Planning Commission on any matter not on the agenda that is within the subject matter
jurisdiction of the City Counci and Planning Commission. State law prohibits the City Council
and Planning Commission from responding to or acting upon matters not listed on the
agenda.

Each speaker has a maximum of five minutes for public comment. If others have already
expressed your position, you may simply indicate that you agree with a previous speaker. If
appropriate, a spokesperson may present the views of your entire group. Speakers may not
make personal attacks on council members, staff or members of the public, or make
comments which are slanderous or which may invade an individual’s personal privacy.

A. WRITTEN COMMENT

B. PUBLIC COMMENT

IV. ACTION ITEM:

A. Draft Housing Element for the 2007-2014 planning period and conversion of the Housing
Rehabilitation Loan Program to assistance for 1st time home buyers and transitional
housing.(Community Development Director)

The Housing Element Update began in July 2008 with Council approval to hire Lisa Wise
Consulting. Since then, staff and the consultant have been working together to evaluate the
existing Housing Element and the local housing supply, engage the public, inventory vacant
and underutilized sites, and assess constraints to the production of housing, as required by
the State. The purpose of this joint meeting is to present the Draft Housing Element to City
Council and Planning Commission, receive any comments and direction, and proceed with
submitting the draft to the State Department of Housing and Community Development for
review. After receiving comments from the State, the Draft Housing Element will be brought
back to the Planning Commission for a recommendation, and ultimately to City Council for
adoption. Program 4.01 in the current Housing Element (1999-2006) addresses housing
rehabilitation for very low, low and moderate-income housing. The City currently has a
balance of $432,000 available for housing rehabilitation loans, which are administered by the
Vallejo Neighborhood Housing Services. Based on lack of demand for such loans, combined
with other identified needs, staff recommends replacing this program with a combined first




time home buyers down payment assistance loan program and funds for transitional housing.
In order to accomplish this, staff must apply for Community Development Block Grant (CDBG)
funds by July 14 and request to transfer funds towards these purposes.

Recommendation: Provide comments on the Draft 2007-2014 Housing Element to allow its
submission to the State Department of Housing and Community Development for review, and
direct staff to request conversion of the Rehabilitation Loan Program to a new first time
home buyers down payment loan program and funding for transitional housing through an
application for Community Development Block Grant funds due July 14, 2009.

VII. ADJOURNMENT (9:00 P.M.):

Public Participation

The Benicia City Council and Planning Commission welcomes public participation.

Pursuant to the Brown Act, each public agency must provide the public with an opportunity
to speak on any matter within the subject matter jurisdiction of the agency and which is not
on the agency's agenda for that meeting. The City Council and Planning Commission allows
speakers to speak on non-agendized matters under public comment, and on agendized items
at the time the agenda item is addressed at the meeting. Comments are limited to no more
than 5 minutes per speaker. By law, no action may be taken on any item raised during the
public comment period although informational answers to questions may be given and
matters may be referred to staff for placement on a future agenda.

Should you have material you wish to enter into the record, please submit it to the City
Manager.

Disabled Access

In compliance with the Americans with Disabilities Act (ADA), if you need special assistance
to participate in this meeting, please contact Valerie Ruxton, the ADA Coordinator, at (707)
746-4211. Notification 48 hours prior to the meeting will enable the City to make reasonable
arrangements to ensure accessibility to this meeting.

Meeting Procedures

All items listed on this agenda are for Council and Planning Commission discussion and/or
action. In accordance with the Brown Act, each item is listed and includes, where
appropriate, further description of the item and/or a recommended action. The posting of a
recommended action does not limit, or necessarily indicate, what action may be taken by the
City Council and Planning Commission.

Pursuant to Government Code Section 65009, if you challenge a decision of the City Council
and Planning Commission in court, you may be limited to raising only those issues you or
someone else raised at the public hearing described in this notice, or in written
correspondence delivered to the City Council and Planning Commission at, or prior to, the
public hearing. You may also be limited by the ninety (90) day statute of limitations in which
to challenge in court certain administrative decisions and orders (Code of Civil Procedure
1094.6) to file and serve a petition for administrative writ of mandate challenging any final
City decisions regarding planning or zoning.

The decision of the City Council and Planning Commission is final as of the date of its decision
unless judicial review is initiated pursuant to California Code of Civil Procedures Section
1094.5. Any such petition for judicial review is subject to the provisions of California Code of
Civil Procedure Section 1094.6.




Public Records

The agenda packet for this meeting is available at the City Manager's Office and the Benicia
Public Library during regular working hours. To the extent feasible, the packet is also
available on the City's web page at www.ci.benicia.ca.usunder the heading "Agendas and
Minutes." Public records related to an open session agenda item that are distributed after the
agenda packet is prepared are available before the meeting at the City Manager's Office
located at 250 East L Street, Benicia, or at the meeting held in the Council Chambers. If you
wish to submit written information on an agenda item, please submit to the City Clerk as
soon as possible so that it may be distributed to the City Council and Planning Commission.
t1V-A Draft Housing Element.pdf




AGENDAITEM
SPECIAL JOINT CITY COUNCIL MEETING
WITH THE PLANNING COMMISSION: JULY 2, 2009

ACTION ITEMS
DATE : June 26, 2009
TO : City Manager
FROM : Community Development Director

SUBJECT : DRAFT HOUSING ELEMENT FOR THE 2007-2014 PLANNING
PERIOD AND CONVERSION OF THE HOUSING
REHABILITATION LOAN PROGRAM TO ASSISTANCE FOR 157
TIME HOME BUYERS AND A TRANSITIONAL HOUSING
PROJECT

RECOMMENDATION:

A. Provide comments on the Draft 2007-2014 Housing Element and provide comments to
allow its submission to the State Department of Housing and Community Development

for review, and

B. Direct staff to convert the Rehabilitation Loan Program to a new first time home buyers
down payment loan program and funding for transitional housing through an application
for Community Development Block Grant funds due July 14, 2009.

EXECUTIVE SUMMARY:

The Housing Element Update began in July 2008 with Council approval to hire Lisa Wise
Consulting. Since then, staff and the consultant have been working together to evaluate the
existing Housing Element and the local housing supply, engage the public, inventory vacant and
underutilized sites, and assess constraints to the production of housing, as required by the State.

The purpose of this joint meeting is to present the Draft Housing Element to City Council and
Planming Commission, receive any comments and direction, and proceed with submitting the
draft to the State Department of Housing and Community Development for review. After
receiving comments from the State, the Draft Housing Element will be brought back to the
Planning Commission for a recommendation, and ultimately to City Council for adoption.

Program 4.01 in the current Housing Element (1999-2006) addresses housing rehabilitation for
very low, low and moderate-income housing. The City currently has a balance of $432,000
available for housing rehabilitation loans, which are administered by the Vallejo Neighborhood '
Housing Services. Based on lack of demand for such loans, combined with other identified
needs, staff recommends replacing this program with a combined first time home buyers down
payment assistance loan program and funds for transitional housing. In order to accomplish this,
staff must apply for Community Development Block Grant (CDBG) funds by July 14 and
request to transfer funds towards these purposes.
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GENERAL PLAN:
Relevant General Plan Policies and Programs:

o Goal 2.1: Preserve Benicia as a small-sized city.

e Policy 2.1.1 Ensure that new development is compatible with adjacent existing
development and does not detract from Benicia’s small town qualifies and historic
heritage.

a Program 3.07 (Housing Element, 1999-2006): Promote available private, state, and-
federal homebuyer assistance programs to the public by providing information at City
Hall, other public locations, and on the City’s website.

‘@ Policy 2.03 (Housing Element, 1999-2006): Seek appropriate private, local, state and
federal funding to implement housing programs for very-low, low, and moderate-income
households.

STRATEGIC PLAN:
Relevant Strategic Plan Goals and Strategies:

o Goal 4.00: Preserve and Enhance City Assets and Infrastructure.

e Strategy 4.30: Maintain and enhance Benicia’s historic character.
a Goal 5.00: Enhance Community Appearance

e Strategy 5.10: Promote quality design in new construction and remodeling.
0 Goal 7.00: Build Community Collaboration

BUDGET INFORMATION:
There are no budget impacts.
ENVIRONMENTAL REVIEW:

In accordance with the California Environmental Quality Act (CEQA), the proposed
amendments are categorically exempt from California Environmental Quality Act review under
Guidelines Section 15306 (Information Collection), which applies to basic data collection and
research activities as part of a study leading to an action which a public agency has not yet
approved or adopted.

BACKGROUND:

California state law (Government Code Section 65580 through 65589.8) mandates the contents
of the Housing Element. In addition, the State requires that Housing Elements be updated every
5 years. While Benicia’s current Housing Element covered the period between 1999-2006, the

updated and proposed Draft Housing Element will cover the years between 2007 and 2014.

Four chapters comprise the Draft Housing Element and 12 individual appendices contain state
required analyses. Chapter 4 sets forth goals, policies, and programs that will guide city decision
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making through the year 2014.

Staff also requests that Council adopt a resolution supporting conversion of the city’s Housing
Rehabilitation Loan Program and use remaining funds for transitional housing and a first time
home buyers down payment assistance loan program. With a current balance of $432,000 for
rehabilitation loans, the City is not eligible to receive additional funds from the State until these
funds are expended. Housing and Community Development (HCD) representatives have
indicated the State will allow for conversion, but only by submitting an application for CDBG
funds and specifically requesting conversion of the program therein. The State also requires a
resolution from the City Council supporting such conversion. Because the CDBG application is
due July 14, staff is requesting Council direction at this time.

Attachments:
0 Draft Housing Element, 2007-2014, June 2009
o Resolution Directing City Staff to Apply for CDBG Funds and Convert the Housing
Rehabilitation Loan Program to a First Time Homebuyer Down Payment Assistance
Loan Program and Funds for Transitional Housing
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ATTACHMENT
DRAFT HOUSING ELEMENT, 2007-2014 (JUNE 2009)
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Housing Element
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Public Review Draft
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Chapter 1: Introduction

ptlad il

California taw recognizes the vital role local governments play in the supply and affordability of housing. Each
focat government in California is required to adopt a comprehensive, long-term General Plan for the physical
development of the city or county. The Housing element is one of the seven mandated elements of the General
Flan. Housing Eferment law, first enacted in 1969, mandates that local governmentis adequately plan to meeat
the existing and projected housing needs of all economic segments of the community. The State Legislature
has found that “the availability of housing is of vital statewide importance, and the early attainment of decent
housing and a suitable living environment for every Californian family, including farmworkers, is a priority of
the highest order.” (Government Code §65580(a)),

The Housing Element establishes goals, policies, and programs to facilitate and encourage the provision of
safe, adequate housing for its current and future residents of all income tevels.

The purposes of the Housing Element are to;

Provide adeguate housing sites;

Assist in the development of affordable housing;

Remove governmental and other consiraints to housing development;

Promote equal housing opportunities; and

Encourage efficient use of land and energy resources in residential development.

R W

The Housing Element differs from the other required elements, in that the State mandates that it analyze
population and housing trends and include specific, detailed information on projected housing needs. Also,
unlike other General Plan elements, the Housing Element must be submitted to the California Department of
Housing and Community Development (HCD) for review.

This Chapter addresses the contents of the 2007.2014 Housing Element, Regional Housing Needs, data
sources for the document, and consistency with the City’s General Plan,
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1.1 The City of Benicia
2007-2014 Housing Element

The planning period for this Housing Element extends from January 1, 2007, to June 30, 2014. The Housing
Element consists of the following major components, as required by State law:

Public Participation (Chapter 2)
Public Participation is a key component of the Housing Element Update. The City's civic engagement strategy
is outlined in Chapter 2. Additional data is found in Appendix H.

Review of the Previous Housing Element (Chapter 3)

The City must review the actual results of the goals, policies, programs, and quantified objectives adopted
in the previous Housing Element and analyze the differences between what was projected and what was
achieved.

Program of Actions and Quantified Objectives (Chapter 4)

The City must develop housing programs that meet local housing goals and fulfill HCD requirements. The City
must develop measurable objectives for construction of new housing and the rehabilitation and conservation
of existing units by income category (i.e. very low, low, moderate, and above moderate) to make sure that both
the existing and the projected housing needs are met, consistent with the City’s share of the Regional Housing
Needs Allocation (RHNA).

Housing and Special Needs Assessment (Appendices A and B)

Appendix A includes a community profile of population characteristics, household information, housing
stock, tenure, and housing affordability. Affordable units at-risk of conversion o market-rate are discussed
in Appendix A. Appendix B describes special housing needs for seniors, farmworkers, homeless, large
households, and female-headed households. This includes designations of zones where emergency shelters
will be allowed.

Land Inventory (Appendices C and F)

The City must compile relevant information on the zoning, acreage, density ranges, availability of services,
infrastructure, and dwelling unit capacity of sites that are suitable for residential development. This
information can be found in Appendix C. A detailed list by parcel of vacant, vacant and constrained, and
underutilized sites can be found in Appendix F.

Housing Resources (Appendix D)
The City has summarized existing housing resources in Appendix D. These include organizations and
programs refated to affordable housing in Benicia.

Governmental and Non-governmental Constraints (Appendix E)
An assessment of governmental and non-governmental impediments to the development of housing for all
income levels is included in this Appendix. This appendix also includes a discussion of energy conservation.

1.2 Regional Housing Needs

State housing element law (Government Code § 65580 et. seq.) requires regional councils of government
(COGs) to identify for each city and county its “fair share” of the Regional Housing Needs Allocation (RHNA)
provided by the California Department of Housing and Community Development (HCD). The Association of Bay
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Area Governments (ABAG), the COG for the Benicia area, adopted the RHNA in February 2008 (See Table 1.1).
ABAG took into account several factors in preparing the RHNA, including projected households, job growth,
regional income distribution, and location of public transit.

In turn, each city and county must address their local share of regional housing in thelr housing elements. The
number of new homes are split by income category based on the limits for very-low, low, moderate, and above-
modertate income households established by the U.S, Department of Housing and Urban Development (HUD) .
Solano County’s 2008 income limits are shown in Table 1.2,

The Regional Housing Needs Allocation for Benicia is shown in Table 1.1. The City must plan for 532 new
homes. The 2015 General Plan anticipated that 1,258 new heousing units could be added to the City between
1995 and 2015. The current RHNA allocation of 532 new homes combined with the 413 units from the previous
planning period (1929-2006) resulis in 945 new housing units. Based en historic building trends it is fair

to assume that the three years of the General Plan planning period not accounted for by these two Housing
Element planning periods (1996-1999) did not yield more than the 313 remaining housing units allowed by

the General Plan. Therefore, the buitd-out projection will not be exceeded and ABAG’s RHNA numbers are
consistent with the population projections in the City’'s General Pian. Extremely Low income Housing Needs are
discussed in Appendix A of this document.

Table 1.1 City of Benicia Regional Housing Needs Allocation (RHNA)
January 1, 2007 - June 30, 2014

178

|
0 E 101 ! 101
Source: City of Benicia 2009, ABAG 2008

77 ; 431

Definitions of Household income

«  Extremely Low Income: Incomes less than or equal fo 30%, of area median family income (MF).
»  Very Low-Income: Incomes between 31% and 50% of area median family income (MF1).

»  Low-Income: Incomes between 51% and 80% of area median family income (MF),

= Moderate-income: Incomes belween 81% and 119% of area median family income (MFI).

Table 1.2 Solano County 2008 income Limits

$15800 |  §18,100 $20,350 $22,600 $24,400 |
$26,400 $30,150 $33950 | $37,700 340,700
$42,400 $48,250 $54,250 | $60,300 | §65,100
$52,800 |  $60,300 $67,900 |  $75,400 |  $81,400 |
(§63300 | 72,400 | 981500 |  §90,500 $97,700 |

‘Source: HCD 2008
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The 532 unit number can be reduced by the planning permits issued between January 1, 2007 and June 20089.
Taking this into account, Benicia has 431 of the allocated units remaining - most of which are in the very-low fo
moderate income categories.

While not responsible for the actuai construction of these units, Benicia is, however, responsible for creating
a regulatory environment in which the private market could build these additional homes. This includes the
creation, adoption, and implementation of Citywide goals, policies, programs, and zoning standards, along
with economic incentives to facilitate the construction of a wide range of housing types.

1.3 Data Sources

Varfous information sources have been used to prepare the Housing Element Update, with 1990 and 2000
Census data representing the primary sources. Other sources used to update and supplement the Census
data include poputation and demographic data from the State Department of Finance and housing market
information for home sales, rents, and vacancies derived from the public domain. Public and non-profit
agencies were consulted for data on special needs groups and services available. Departments at the City of
Benicia provided information including Community Development and Public Works. For a complete listing of
references see Appendix L.

1.4 General Plan Consistency

The Housing Element is one of the seven mandatory elements of the General Plan, which was last
comprehensively updated by the City in 1999 (The Land Use Map was updated in 2003). For the General Plan
to provide effective guidance on land use isstes, the goals, policies and programs of each element must be
internally consistent. This Housing Element builds upon the existing General Plan and is consistent with its
policies. Consistency between the Housing Element and the General Plan will continue to be evaluated whenever
an element of the General Plan is amended. During this process the City must ensure any amendments maintain
consistency throughout the General Plan. ‘



This Chapter presents the process undertaken

by the City to receive public inpui and encourage
public participation in the Housing Element update
process.

2.1 Public Participation
Process

The City solicited input from the public by
organizing the following meetings and workshops:

“Housing Expo”, October 3 and 4, 2008

City Council Meeting, November 18, 2008
Housing Sites Workshop, February 10, 2009
Presentation to Planning Commission and City
Council, July 2, 2009

P e

Housing Expo

Chapter 2: Public Participation

Public
Participation

The Housing Expo was held to provide an
introduction to the Housing Element and gather
community input. Activities and sessions inciuded
Housing 101, Housing Strategies, Affordable
Housing Tour, Vacant/Opportunity Sites Tour, Goal,
Policy & Program Development, Visual Preference
Survey, Idea Gallery, Map H! Exercise, and Vision
Exercise. The event was publicized using multiple
media, including mailings, flyers, advertisements in
local publications, the City's website, and tv spols
on the local government access channel. Over 50
residents partictpated in the two-day Housing Expo.

The first day of the Expo introducad the

Housing Element update process and the Siate
requirements. A panel of local, regional, and State
representatives discussed the role of their agencies
and answered guestions from the audience. In
addition to City Staff and consultanis, the panel
consisted of:

«  Paul McDougall, Housing Policy Manager
from the State Department of Housing and
Community Development;

« Julie Peterson, from the Benicia Housing
Authority; and

“«  Mary Frances Kelly Poh, from the Community
Action Council.
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The majority of participant questions centered
around the following:

¢ How much need is there for affordable housing?

«  What are the funding sources for providing
financial assistance to individual households?

*  What is the process for families to obtain low-
income housing? '

»  Where are potential areas that could
accommodate housing?

The second day provided residents with the
opportunity to participate in a variety of activities
that were designed to inform and facilitate a
discussion of housing issues in the community.
Activities included:

*  Map It! Exercise: Where should future housing
and change occur? Where are sites that provide
the opportunity for infill, revitalization, or
neighborhood retrofit?

»  Vacant/Opportunity Sites Tour: An invitation
for residents to tour vacant/opportunity sites
and comment on what type of housing could be
placed there, '

«  Visual Preference Survey: Comment and provide
feedback on housing styles, densities, heights,
and landscaping that could be appropriate for
Benicia,

+  Affordable Housing Tour: An opportunity
for residents to tour affordable housing
developments within the City and provide
comments about what they liked most about
these projects.

+ Qoals, Policies, and Programs Development
Exercise: Review and comment on existing
goals, policies, and programs, as well as
discuss ideas for new goals, policies, and
programs for the Housing Element Update.

+  ldea Gallery: A forum for additional comments
or feedback from participants.

»  Vision Exercise: If the future of housing in
Benicia could be written, how would it be
drafted?

The following points identify the main comments or
topics of discussion received from the community

during the Expo:

« Affordable housing is imporiant to the

community,

+ The housing allocation (532 units) is a
challenge due to the limited amount of vacant
land available;

- Existing shopping centers and the City-owned
East £ Street lot could provide opportunities for
revitalization and housing;

» Infill sites should be selected based on
proximity to transit, goods, and services to
address the needs of senior and disabled
DErsons;

«  Standards for new construction should
incorporate sustainable design features;

«  Small-scale housing with traditional design is
generally preferable;

+ Reduce costs and streamline the review process
for second units;

+ Revitalize some existing lower-income housing;

« Consider changes to the zoning ordinance to
promote infill development;

»  Obtaining funding for housing assistance in
Benicia is difficult;

= Housing development downtown should be
sensitive to Benicia’s historic character; and

» The City should look for opportunities in the
neighborhoods north of 1-780.

City Councit Meeting

On November 18, 2008, City Staff and consultants
updated the City Council on the Housing Element
process and the outcomes of the Housing Expo.
Based on the outcomes of the Housing Expo,
preliminary strategies to address local housing
issues were developed and presented to City
Council. These strategies include:

+  Conduct a feasibility study of the
redevelopment of Salane Square and other
opporiunity sites for mixed-use development
with commercial and residential uses; .

+  Rezone parcels for higher-density multi-family
development at 20 dwelling units per acre;

* Revise standards, such as parking requirements
for second units, to make infill development
more feasible; - o

*- ' Amend the General Commerciaf (CG) zone

- district to allow additional housing types other

- than just iive/work and group residential;

+  Amend the Zoning Ordinance to comply with

State law promoting emergency and transitional
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housing;

» Encourage more affordable housing for seniors
and disabled persons with accessibility and
proximity to services;

» Investigate mechanisms to improve or replace
the mobile home park on East Military Street,

*  Promote green building and energy efficiency
through incentives, weatherization, and
conservation programs; and

»  Emphasize efficient land use patterns and
guality in design,

Housing Sites Workshop

Another workshop was held to discuss the resuits
from the Housing Expo with the community

and potential sites for affordable housing.
Approximately 75 residents attended to express
their opinions of opporiunity sites that could be
revitalized, vacant sites that could be developed,
and sites that should remain unchanged. The
consultanis presented a short presentation and,
then, the audience broke up into five discussion
groups (see Appendix B for summary of
comments).

2.2 Organizations
Contacted

Throughout the Housing Element update process
communication was maintained with several
organizations and agencies involved with housing
issues in Benicia, including:

Julie Peterson

Benicia Housing Authority
28 Riverhili Drive

Benicia, CA 94510

Mary Frances Kelly Poh
Community Action Council
480 Military East

Benicia, CA 24510

Robert Moore

Affordable Housing Affiliation
1400 East 2nd Street
Benicia, CA 94510






This Chapler summarizes the progress made
during the previous planning period (1999-

2006) towards accomplishing the goals, policies,
programs, and Regional Housing Needs Allocation
(RHNA) set out in the previous Housing Element,

3.1 Summary of
Progress

The City of Benicia met and exceeded the goais of
the previous Housing Element, with the exception
of meeting the RHNA for very low-income units,
Table 3.1 summarizes the City's RHNA for the
period from January 1999 through December 2006
and the number of housing units built or approved
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Review of
Previous Housing
~lement 1999-
2006 |

during that planning period, Since January 1999,
the City constructed or approved 812 units, which
greatly exceeded the 413 unit tota! allocation.
Moreover, 182 very low- and low-income housing
were approved. This exceeded the very low- and
low-income allocation by 63 units. However, in the
very fow-income category aloneg, the City was 16
units short of meeting the RHNA number of 70.

The goals and policies of the previous element
were found to be generally sufficient in covering
the range of issues for a comprehensive Housing
Element in Benicia. Housing goals and policies
have been resiructured and revised to some extent
to eliminate redundancy and 1o clarify the intent.

Table 3.1 Progress During Previous Planning Period, 1999-2006

18

Source: City of Benicia
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Also, several new goals and policies are introduced
to reflect updated heusing priorities for the City.

This following section evaluates each program in
the previous MHousing Element and summarizes the
status of implementation.
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Program 1.01

Work cooperatively with the Housing Authority
to coordinate affordable housing activities and
implement the policies and programs of the
Housing Element. Cooperation will include the
following:

1. Consult the Housing Authority in updating the
City’s Housing Element,

2. Continue to share agendas between the City
and the Housing Authority,

3. Collaborate with the Housing Authority
on strategies so that Housing Element
and Housing Authority programs are
complementary,

4, Consuli the Housing Authority during the
annual review of the Housing Element, and

5. Consuit the Housing Authority to assist with the
placement of individuals in units produced by
the inclusionary housing ordinance and other

affordable projects.

Program 1.02

Maintain and expand the City’s relationships with
non-profit housing providers through the following
actions:

1. Maintain an avaitable sites inventory and provide
this inventory to non-profit housing providers,

2. Expedite review of residential development
proposals that include affordable housing units,

3. Provide pre-application technical assistance to
affordable housing providers o determine project
feasibiiity and address zoning compliance issues
in the most cost-effective and'expeditious manner
possible, and '

4. Provide information within the City’s possession

to support affordable housing funding requests.

Status of Program Implementation

The Housing Authority has been involved with the
current Housing Etement update in the following
ways: (1) participated on an interview panei to
setect a firm to prepare the update, (2) participated
on an expert panel during the Housing Expo civic
engagement process, (3) collaborated with the

City regarding existing programs and helped make
suggestions for the update, and (4) reviewed the
Draft Housing Element.

The City and Housing Authority have shared
information on meetings, agendas, and current
projects throughout the planning period. The

City has been responsive to Housing Authority
needs and concerns. The City also consults with
the Housing Authority during the annual review of
the Housing Element. As part of the process the
Housing Authority submits an annual status report
to the City. During the previous planning period the
Housing Authority placed 200 families in affordable
units.

Four units of very low- and low-income housing
were constructed at Bay Ridge (and paid for

by the Harbor Walk Project) as a result of the
tnclusionary Housing Ordinance, adopted in 2000,
The Bay Ridge Development is managed by the
Housing Authority. Although not built as a resuit
of the Inclusionary Housing Ordinance, 50 units of
affordable housing were constructed at Bay Ridge

and paid for by the Tourtelot Project,

Status of Program Implementation
The City maintains its inventory of available sites

- for affordable housing projects.

The City assisis with affordable projects including
expedited review and technical assistance.
However, the City does not have a formal procedure
for expédited review of affordable housing projects.
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Program 1.03

Continue to implement development permit
processes {o reduce the cost of providing
affordable housing, which includes actions to:

1. Provide a fast-track processing procedure
for housing projects affordabie to low- and
moderate-income households;

2. Review annually and amend as appropriate
the permit fee schedule as it affects small,
attached single-family dwellings to achieve
parity with development fees for other types of
housing (last amended 2000);

3. Defer, waive, or reduce certain development
fees, portions of fees, or combinations of
fees for the affordable portion of any project
with the minimum percentage of affordable
housing units pursuant to {or in excess of) the
requirements of Program and Policy 2.01);

4. Provide for the reduction or waiver of
certain development fees, portions of fees,
or combinations of fees for the residential
affordable portion of any commercial project:
and

5. Amend Benicia Municipal Code, Chapter 1.20,

o include language permitting the City Council
to waive or reduce fees when a project provides
affordable housing units.

Program 1.04

Continue to implement, or revise, Zoning Ordinance.

standards to facilitate the provision of affordable
housing. Zoning standards affected by this
program include:

1. Reduction in the minimum lot size for detached
second units (from 10,000 to 6,000 square
feet (accomplished and ongoing action);

2. Elimination of the requirement for covered
parking fof second units (accomplished and
ongoing action), '

3. Conforming the City's density bonus incentive
o State density bonus law (Government Code

Status of Program Implementation

The City assists when feasible with affordable
projects including expedited review and technical
assistance. However, the City does not have a
formal procedure for expedited review or waiver of
fees for affordable housing proiects.

Timeframes for affordable projects during the
previous planning period ranged from 2.5 to
9 years from the application being filed to the
certificate of occupancy. Only 1 project took 9
years, most were between 2.5 and 5 years.

City of Benicia development fees are shown in
Table E.8 in Appendix E: Constraints. There is no
difference between fees for small, attached single-
family dwellings and other residential development
for projects up to 6 units, except that there is a
reduced connection fee for sewer and water for
accessory units,

The City Council may choose to waive the Capital
License Fee, Traffic Impact Fees, Park Dedication
Fees, and Building Inspection Fees, although this
hasn't occurrred to date. The City will not waive
sewer or waler fees. When the Burgess Point
project was approved the City loaned funds to pay

‘the fees.

The Municipal Code has not been amended to
include language permitting the City Council
to waive or reduce fees for affordable housing
projecis. This program will be continued in the

2007 - 2014 Housing Element Update.

Status of Program Implementation
The minimum lot size for second units has been
reduced to 6,000 sf.

The covered parking requirement for second units
has been eliminated,

Two recent legislative actions, SB 1818 and AB
2280, have recently been passed, that amended
the State density bonus program. SB 1818
became effective on January 1, 2005. Under SB
1818 applicants are eligible for an innovative new
land donation density bonus, which altows for
land donations withirs 1/4 mile of a project if the



Sections 65915 - 65917);

Establish guidelines for alternative property
devetopment standards that the decision-
making body may approve far projects
containing the minimum percentages of
affordable housing units pursuant fo (or in
excess of) the requirements of Program and
Policy 2.01;

Clarification that standards for boarding
houses, which restrict the number of boarders
- in single-family residences, do not apply to
Limited Residential Care facilities, which are
ailowed by right in the Single-Family zone.
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applicant demonstrates to the City that building
the requisite number of affordable units onsite

is infeasible and there is an identified source of
furding for the very low income units. SB 1818 also
limits parking requirements that may be imposed
by the Zoning Ordinance's parking standards. The
City completed an update of their density bonus
program in 2006 to comply with SB 1818.

AB 2280 became effective in September 2008.
The bill institutes various changes to the densily
bonus law, most notably the bill amends the timing
for density bonus requests, clarifies density bonus
requirements for senior housing, and institutes

a 10 percent across the board increase in the
percentage of affordable units that must be
included in a project fo qualify for incentives. The
City's Zoning Ordinance has not been updated 1o
be consistent with AB 2280. Program 1.04 updates
the density bonus ordinance for compliance with
recent changes in state law.

The ability to establish alternative development
standards is provided through the PD process
and also defined in the Density Bonus section of
the Municipal Code {17.70.270).The City has not
established guidelines for alternative development
standards for the inclusionary ordinance.

No chahges were made to the Zoning Ordinance

fo implement this peortion of Program 1.04.
However, in the Benicia Zoning Ordinance boarding
houses are classified under Group Residential

not Residential Care facilities, thus the standards
for boarding houses do not apply to Limited
Residential Care uses.

The definition in the Zoning Ordinance for “Group
Residential” is: “shared living quarters without
separate kitchen or bathroom facilities for

each room or unit. This classification includes
boardinghouses, dormitories, fraternities,
sororities, and private residential clubs”,. This use
is not allowed in the RS zoning district, and needs
a Use Permit in the RM, and RH and CG districts.
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Program 1.05

Amend the Zoning Ordinance to ensure that
projects are constructed at least at the minimum
required density in the RM (minimum 8 units per
acre) and RH (minimum 15 units per acre) districts
to preserve the limited supply of muiti-family zoned
tand for multi-family uses.

Program 1.06 R o
Amend the Zoning Ordinance to permit second
units, by right, in all residential districts, subject
{0 administrative staff review for conformance
with applicable zoning standards. The City will
adopt a process for existing property owners
without legally conforming secénd units to bring
their second units into compliance to the City’s
zoning and building standards. The objective of the
process will be to encourage compliance rather
than penalize property owners. To encourage
compliance, property owners who agree to restrict
rents and limit occupancy of their second units to
fow-income households may be eligible for CDBG
funding under the City’s Housing Rehabilitation
Program. The City will promote is second units
standards through postings on the City of Benicia's
website (www.ci.benicia.ca.us), an informational
brochure available at public locations in Benicia
{e.g., City Hall and Benicia Library}, and an
article(s) in the local newspaper(s).

Program 1.07 A
Undertake a decision-maker and public education
program on affordable housing through an
annual reporting to the Planning Commission

and City Council on housing issues and the City's

- achievements with respect to the quantified

objectives in the Housing Element. This report

will be the annual report required by state law
(California Government Code 65400) for reporting
on progress in implementing the City’s General
Plan. As part of the annual reporting process,
Benicia will present educational materials on
affordable housing issues prepared by other
municipal agencies and organizations, and
incorporate these materials into Planning
Commission and City Council meetings, as

appropriate.

Status of Program Impiementation

This program has not been implemented. This
program will not be continued in the 2007.2014
Housing Element Update. The City follows State
law which requires findings to be made in order to
approve a project to develop at less than minimum
allowed densities.

Status of Program Implementation

Second units are permitted by right in all
residential districts and in the TC, TC-G, NG, and
NG-O districts.

The City Council amended the Zoning Ordinance on
January 20, 2004 to comply with AB1866 enacted
by the State of California to address second
dwelling units. The process to bring nonconforming
second units into compliance is addressed in
Chapter 17.98 of the Benicia Municipal Code. See
review of Program 4.01 for additional information
on housing rehabilitation,

The City promotes second uniis through
informational brochures available at the planning
counter in the Community Development
Department.

Status of Program Implementation

This program has not been implemented. The
Housing Authority does provide the City with an
annual status report. The City provides the annual
report required by State law.



A status report, including the effectiveness of
financial assistance and development opporiunity
straiegies, on the four identified affordable housing
projects (Hearthstone, Bayridge, Eagle Glen, and
Rockridge} wiil be a part of the annual reporting
process. Nolification of presentation of this report
will be sent to all persons on the maliling list .
developed for the Housing Element update and
posted on the City's website (www.ci.benicia.ca.us).

Program 1.08
Amend the Zoning Ordinance to create
development standards for live/work uniis.

Program 1.09

Investigate the feasibility of joining a consortium
to access a pooled source of funding for mortgage
revenue bonds or mortgage credit certificates

for the development of affordable housing and/

or first-time homebuyer assistance. The City will
investigate existing consortiums te which California
cities and counties belong and report to the City
Council on the most appropriate consortium for
Benicia based on cost, level of ac’{i\{ity, and the
potential for funding to benefit Benicia residents.
Assuming the City identifies an appropriate
consortium; Benicia will take the necessary legal,
administrative, and financial steps to become a
member.
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Status of Program Implementation

This program was implemented in the Downtown
Mixed Use Master Plan {DMUMP) for the Town
Core Open and Neighborhood General Open zones.
Live/work units are also allowed in the Community
Commercial, General Commercial, and Waterfront
Commercial zones, where development standards
refer to the High Density Residential zone for site

area per unit and court requirements,

Status of Program Implementation

This program has not been implemented and will
be continued in the 2007-2014 Housing Element
Update.
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Program 2.01

Continue to implement the City’s Inclusionary
Housing Ordinance (Benicia Zoning Ordinance,
Section 17.70.320). This Ordinance requires that
new residential projects of 10 or more units include
5 percent of the units affordable to very low-income
households and 5 percent of the units affordable
1o low income households. The City may allow the
developer to pay in-lieu fees, donate developable
land, or provide an alternative in-lieu contribution
package acceptable to the City.

Program 2.02
Establish a housing trust fund o be funded by
in-lieu fees, This fund will be used to support

affordable housing activities such as an equity

share program, site acquisition, write down of
land costs, subsidization of rents and mortgages,
site improvement, and provision of collateral for

. development loans.

Program 2.03

Continue to impiement procedures applicable

to inclusionary for-sale units to ensure ongoing
affordability. These procedures specifiy the resale
control mechanism, equity recapture, qualifications
for subsequent buyers, and other relevant issues
that are not part of the inclusionary ordinance.

Status of Program Implementation

The Inclusionary Housing Ordinance was adopted
in 2000 and has continued to be implemented.
Four units were constructed as a result of the
inctusionary ordinance during the previous
planning period. These units were constructed

in the Bay Ridge development {managed by the
Housing Authority) and were funded by the Harbor
Walk Project.

A similar arragement was made for the Tourteiot
project. Although the application for the

Tourtelot Project was filed before adoption of the
Inclusionary Housing Ordinance, an agreement was
reached between the developer and the City that
affordable units would be provided. The 50 units
were constructed at Bay Ridge and funded by the
Tourtelot Project.

No in-lieu fees were paid, nor land donations made
during the previous planning period.

Status of Program Implementation

All projects with more than 10 units construcied
since adoeption of the tnclusionary Housing
Ordinance have built affordable units (see Program
2.01 above). No in-lieu fees have been coliected
and a housing trust fund funded by in-lieu fees has
not been established. If in-lieu fees are collected
as a result of future projects a fund will be
established. This program wili be included in the
2007-2014 Housing Element.

Status of Program Implementation
This program will continue to be implemented.



Program 2.04

Centinue to implement land use designations and
zoning that permits opportunities to meet the
target objectives under the City's regional housing
aliocation.

Benicia will continue to promete second- and
third-story residential deveiopment, as allowed by
right, in the City’s downtown commercial districts.
The City will provide, when possible, developer
incentives such as expedited permit processing
and fee deferrals for units that are affordable to
lower income households. Benicia will promote
these incentives to developers on the Cily's website
{www.ci.benicia.ca.us) and during the application
process, '

Program 2.05

Continue to require that very low-income housing

required under Policy 2.01 be priced affordable to
households earning 50 percent or less of the area
median income (as annually defined by HCD}.

Program 2.06

Continue to require that low-income housing
required under Policy 2.01 be priced affordable to
households earning 80 percent or less of the area
median income (as annually defined by HCD).

Program 2.07

When an eligible project application is submitted
to the City, apply for appropriate state and federal
funds, or support other housing providers in
applying for funding to support the development
of new low- and very low-income housing. The
City will make a determination of appropriate
funding sources and activities to pursue based on
competitive funding considerations, the funding
cyctes of various state and federal sources, the
City's Housing Element guantified objectives, and
housing provider interest. The City will support
funding applications by housing providers through
the actions stated in Program 1.02.
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Status of Program Implementation

The Town Cere Zone in the Downtown Mixed Use
Master Pian (DMUMP) area allows buildings up

to 2.5 stories, The DMUMP was the result of

a comprehensive rezoning effort in downtown
Benicia, The DMUMP is a form-based zoning code
for the downtown area.

The City has not established any developer
incentives for building affordable second- and
third-story residential units in the downtown area.

The City does not have a formal procedure for
expedited review of affordable housing projects.
However, the City assists when feasible with
affordable projects including expedited review and
technical assistance.

Status of Program Implementation
This program continues to be implemented.

Status of Program Implementation
This program continues o be implemented.

Status of Program Implementation

During the previous planning period the Benicia
Community Action Councjl (CAC) proposed a
transitional housing project and approached the
City for support in acquiring HCD funds. The
funding did not come through and the project
was not constructed. The City and focal housing
providers continue to look for this type of
opportunity and keep track of upcoming funding
sources and opportunities, Currently, the City is
working with the CAC 1o establish a transitional
housing facility. This program will be continued in
the 2007-2014 Housing Element.
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Program 3.01

Continue to refer persons in need of transitional
housing assistance to the Benicia Community
Action Council. The City will meet annually with
the Community Action Council to determine the
potential future need for transitional housing
facilities within Benicia, and assess the available
permanent housing options for Benicia residents
who are in transition.

Program 3.02

Amend the Zoning Ordinance to specify a use
definition and zoning classifications(s) in which
homeless shelters will be permitted. The City will
solicit input from local service providers (e.g.,
Community Action Council} in the preparation

and adoption of the amendment to the Zoning
Ordinance {o ensure that development standards
and permit processing will not impede the approval
and/or development of homeless shelters. The
City will select zoning district(s) in which there are
existing vacant or underutilized sites that could
accommodate such a use, To facilitate the location
of homeless shelters, the City may consider
adopting criteria to address:

= hours of operation;

+ external lighting and noise;

+  provision of security measures for the proper
operation and management of a proposed
facility;

=  measures to avoid queues of individuals
outside proposed facility;

+  proximity of public fransit, supportive services,
and commercial services;

« compliance with county and state health and
safety requireménts for food, medical, and
other supportive services provided on-site; and

*  management issues.

The standards developed for homeless shelters
will act to encourage and facifitate the use
through clear and unambiguous guidelines for the

Status of Program Implementation

The City refers those in need of transitional
assistance to the CAC. The CAC receives referrals
from the City of people in need of emergency or
transitional heusing. it locates short-term motel
room accommodations for those referred.

There are three long-term transitional housing
facilities in Benicia, Imani (6 beds), Stepping
Stones (6 heds)and Adobe (18 beds).

Status of Program Implementation

This program has not been implemented. This
program will be continued in the 2007-2014
Housing Element to comply with Senate Bill 2 the
“Fair Share Zoning” law requiring that emergency
shelters be allowed by right in at least one zoning
district in the City. In this 2007-2014 Housing
Efement update the City is proposing that these
facilities be allowed in all R zone districts. Any
zoning changes must occur within one year of
Housing Element certification.



application review process, the basis for approval,
and the terms and conditions of approval. A need
for emergency shelters in Benicia has not been
identified; however, if such a need should arise
appropriate locations for homeless shelters are
required to be considered during a public hearing
process before any commitments can be made
regarding suitable sites.

Program 3.03

Amend the Zoning Ordinance to specify a use
definition and zoning classification(s) in which
transitional housing wili be permitted. The City
will solicit input from local service providers (e.g.,
Community Action Council} in the preparation

and adoption of the amendment to the Zoning
Qrdinance to ensure that development standards
and permit processing will not impede the approval
and/or development of transitiona! housing. The
City will select zoning district(s) in which there are
existing vacant or underutilized sites that could
accommodate such a use.The standards applied
to transitional housing will act to encourage and
facilitate the use through clear and unambiguous
guidelines for the applcation review process, the
basis for approval, and the terms and conditions
of approval. A need for transitional housing

in Benicia has not been identified in Benicia;
however, if such a need should arise appropriate
tocations for transitional housing are required io be
considered during a public hearing process before
any commitments can be made regarding suitable
sites.

Program 3.04

Facilitate the establishment of shared housing

in Benicia to bring together persons with special
housing needs, including singie parents and
elderly persons, to share living accommodations
and housing costs. The City will facilitate shared
housing by continuing to permit such housing and
associaied supportive services under the Zoning
Ordinance and consider applying for private, state,
or federal funding for a proposed shared housing
project or program, when an eligible project is
submitted to the City.
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Status of Program Implementation

This program has not been implemenied. This -
program will be continued in the 2007.2014
Housing Element to comply with Senate Bill 2 the
“Fair Share Zoning” law requiring that transitional
housing be subjected to the same standards as
single-family residences. Any zoning changes
must occur within one year of Housing Element
certification.

Status of Program Implementation

There are currently no managed projects of this
type. There are no known constraints to developing
this type of project in Benicia. This program

wifl not be continued in the 2007-2014 Housing
Eiement Update.
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Program 3.05

Promote the City’s development standards

for residential care facilities, group homes,
emergency shelter, transitional housing, and
other special needs housing and sheiter through a
brochure to be distributed to nonprofit and public
agencies serving special needs groups. The City’s
development standards will also be posted on the
City's website (www.ci.benicia.ca.us).

Program 3.06

Encourage the Benicia Housing Authority to
continue to apply for the authority to use Section
8 housing vouchers for homeownership assistance
and to increase the number of vouchers that may
be used for that purpose.

Program 3.07

Promote available private, state, and federal
homebuyer assistance progréms to the public by
providing information at City Hall, other public
locations, and on the City's website
(www.ci.benicia.ca.us}),

Program 3.08

Continue to support Seolano County and the
Community Action Council (CAC) in applying for
funds to maintain adequate local and County
facilities for homeless persons through letters

of support signed by the City Manager and
continuance of an annual allocation from the City's
budget. The City will assist the CAC in promoting
the availability of fiscal resources by posting
notifications on the City’s website (www.ci.benicia.
ca.us). (CAC is part of countywide consortium of

Status of Program implementation
Development standards for Residential Care
Facilities are available in the Zoning Ordinance
available on the City’s website.

Status of Program Implementation

The Benicia Housing Authority had 372 vouchers
availabie throughout the previous planning
period. They have primarily been used for

renter assistance, but they can also be used for
homeownership assistance towards a monthly
mortgage payment. There are approximately 500
families waitlisted for these vouchers. The walt Is
approximately 4 years to obtain a voucher. About
150-200 of these families are made up of persons
over the age of 60. The wait for the Burgess Point
and Bayridge Projecis is about 2 years due to a
more stringent background check and credit check
gualifications to live in those developments.

Status of Program Implementation

No information is currently avaiiable at the
public counter and not on the City's website.
This program will be continued in the 2007-2014

Housing Element Update.

Status of Program Impiementation

The City funded the CAC annually throughout
the previous planning period and has continued
funding during this fiscal year of 2008/2009.

The funding amounts provided by year are as
follows: ‘

2002/03 $46,000
2003/04 $50,000
2004/05 $50,000



community service groups who join together in
applying for applicable state and federal funds for

their organizations.

They have found this collaborative approach,
supported by their respective governmental
jurisdictions, much more successful than if each
individual agency applied for funds. The City's
200272003 budget allocates approximately
$47,000 to the CAC).
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2005/05 $57,000

2006/07 $57,000

2007/08 $59,735

2008/09 $59,735 The funding amount is re-
evaluated for each budget cycle. The CAC has
requested $70,690 for the 2009-2010 budget
cycle.

As discussed under the review of program 2.07,

the CAC asked for City support on one project that
did not come to fruition during the last planning
period, When feasible, the Ciy will continue fo work
with the CAC on a project-specific basis to obtain
funding to construct affordabie or transitional
housing.

Program 4.01

Apply, as appropriate, for funding to rehabilitate
very low-, low-, and/or moderate-income housing.
The City will annually review the pool of existing
available resources to determine the need for
additiona! rehabilitation funding. If a need is
identified, the City would apply for additional
state rehabilitation monies, The City of Benicia
would be the applicant for such funds and would
apply directly to the funding source. The City
will then promote the availability of such funds
through posting notices on the City's website
{(www. ci.benicia.ca.us) and providing fliers af
the Community Action Councit (CAC), Benicia
Library, and the City's Community Development
Department.

Program 4.02

Prepare standard specifications for seismic
refrofitting of existing residential structures to
assist property owners in meeting current seismic
safety standards. Seismic retrofitting will continue
1o be an eligible activity under the City's housing
rehabilitation program. The City will promote its'
seismic retrofitting program through a distribution
brochure at City Hall, other public ocations, and
on the City of Benicia's website (www.ci.benicia.
ca.us).

Status of Program implementation

An agreement was made in 2007 between Vallejo
Neighborhood Housing Services (VNHS) and the
City of Benicia for VNHS to cversee and manage
housing rehabilitation in Benicia. To date seven
loans have been made totaling $319,000.

Status of Program lmplementation

The City will use ABAG’s “Residential Seismic
Strengthening Standard Plan Set for Woodframe
Houses,” The Community Development
Department’s Building Division will present this to
City Council to adopt a Resclution endorsing the
Standard Plan Set, and encourage residents o use
it.
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Program 4.03

Amend the Zoning Ordinance to restrict the
conversion of residential structures to non-
residential use when such conversions have the
potential to displace very low-, low-, or moderate-
income residents or result in the loss of rental
housing.

Program 4.04 : .

Contact the owners of the three mobile home parks
focated in Benicia to determine future plans for
their properties and the feasibility of continuing
mobile home park use. For those mobile home
parks that Benicia determines are economically
viable, the City will assist the owner In accessing
state or federal funds for improvements, or

park residents in converting the park to resident
ownership. The objective is to preserve the parks
for mobile home use. The City will also continue
to implement its mobile home park conversion
ordinance 1o ensure that any conversion of a
mobile home park to other uses is preceded
with adequate notice, and that relocation and
other assistance for park residents follows the
conversion. A relocation plan for tenants of the
mobile home park must be submitted to the
Planning Commission for approval as part of the
application for conversion.’

Status of Program Implementation ‘
The Zoning Ordinance has not been amended.

Status of Program Implementation

This program is currently underway. The City’s
Building, Planning, and Code Enforcement
Divisions have coordinated meetings with the
owners. This program will be continued in the
2007-2014 Housing Element Update.

-qual Access |

Program 5.01

Centinue to maintain a complaint referral process
for those persons who belleve they have been
denied access to housing because of their race,
religion, sex, marital status, ancestry, national
origin, coler, or disability, family status, sexual
orientation, or political affiliation. The City

will educate selected staff in the Community
Development, City Attorney, and City Manager
departmentis on responding to complaints
received regarding potential claims of housing
discrimination. The selected personne! will be
given a typed handout detailing the process for
someone with a complaint and the agencies that
should be contacted regarding a claim: Solano

Status of Program Iniplementation .

This program continues to be implemented. The
Benicia Housing Authority and Community Action
Council both have procedures in place to refer

.anyone filing a housing discrimination complaint to

Legal service of Northern California and the Office
of Fair Housing. No complaints were filed during
the previous planning period.



County's District Attorney’s office, California
Department of Fair Employment and Housing,

San Francisco Department of Housing and Urban
Development Office of Fair Housing, Legal Services
of Northern California (Solano County Vallejo
office), and ECHO (hon-profit housing advocacy
group). The City will also refer persons to the
Benicia Housing Authority and Community Action
Council (CAC) for informational brochures and
advisory counseling on egual housing opporiunity
resources. The City Attorney's office will be
notified, and a log maintained, of all complaints
received, Additionally, all information regarding the
housing discrimination complaint referral process
is availabie at the Benicia Housing Authority, CAC,
and on the City's website (www.ci.benicia.ca.us).

Program 5.02

Conduct a conformity review of the City's Zoning
Ordinance in association with compliance of
state laws regarding housing. If section(s) of

the City's Zoning Ordinance are not consistent
with state housing law, applicable revision(s)
and amendment(s) will be made to the Zoning
Ordinance. '
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Status of Program Implementation

A review of the Zoning Ordinance for conformity
with State housing law has been conducted. The
2007-2014 Housing Element Update proposes
programs to amend the Zoning Ordinance to
address any cutstanding nonconformities in the
ordinance. The foliowing amendments to the
Zoning Ordinance were made during the previous
planning period.

2000 - inclusionary Housing Ordinance (Resolution
00-9_

2004 - Added new section 17.16.080 accessory
dwelling units, amended section 17.70.270
affordable housing density bonus (Resolution
04-2)

2006 - Amendment to BMC Section 17.70.270

affordable housing density bonus (Resolution
06-15)

2007 - Amendments to accessory dwelling units
inclusionary housing. BMC sections 17.70.060
and 17.70.320 (Reseoiution 07-60)

2007 - Amendment dealing with condominium
conversions. BMC Section 17.90.110 (appeals
only) (Resolution 07-63)

2007 - Amendment to mobile home park
conversions., BMC Section 17.94.060 (appeals)
{Resoiution 07-64)
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Energy Conservation 7~

Program 6.01

Continue to distribute information on currentiy
available weatherization and energy conservation
programs.

Status of Program Implementation '
Brochures are available at the Community
Development Department counter at City Hall.

Beginning in 2008, the Community Development
Department initiated new efforts to educate and
bring awareness to the public about the fong-term
benefits of employing green building techniques,
energy efficient construction methods, and use of
sustainable materials.

This was brought to fruition through new
display boards showcased at the Planning and
Buiiding Divisions. information shown includes
sustainable building materials, interior finishes,
energy conservation, and low-waler landscaping
apptications.

Other energy conservation efforts underway
include completion of a Climate Action Plan
(expected Summer 2009), which will be
implemented and overseen by a new Sustainability
Commission.

More recently, the Community Development
Department organized the first City-sponsored
Earth Day celebration, held on April 22, 2009, The
event included a comprehensive exhibit of green
building practices, water conservation methods,
energy efficient lighting, low-water foileis,
composting, rainwater harvesting, educational
reading materials, electronic waste recycling,
computer models to determine individual carbon
footprints, and activities for kids. More than 200
residents attended. With this accomplishment,
the City has decided make a commitment to host
Earth Day events on an annual basis and set forth
& holistic approach towards resource conservation.



Program 6.02

Impternent state requirements for energy
conservation in new residential projecis and
encourage residential developers to empioy
additional energy conservation measures with
respect to siting of buildings, landscaping, and
solar access. To facilitate impiementation, the City
will make avaitable, in the Community Development
and Buiiding departments, brochures procured
from PG&E which detail energy conservation
measures for existing buildings, as well as new

construction.
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Status of Program Implementation
Brochures are available at the Community
Development Department counter at City Hall.

The State Energy Code wiil be updated in August
2009 and will be enforced by the Building Division
for all new and remodel residential projects.
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Goals, Policies,
Programs

The fundamental components of a Housing The City will annually evaluate the progress and

Element include a statement of the community’s effectiveness of these efforts in accordance with
goals and policies relative 1o the mainienance, State law. The City’s efforts fo increase affordable
improvement, and development of housing, housing should be viewed as long term, ongoing,
This Chapter sets forth goals, policies, and and dynamic.

implementation programs to achieve the City's
objective of providing a wide range of housing
choices affordable to all segments of the
community.

Goals represent the ideal future end relative to
housing needs. Policies are statements to guide
decision making regarding housing issues and
provide a link between the goals and programs.
Programs are actions the City will take to
implement the policies in order {o achieve the
_goals, Some of the programs include quantified
targets e.g. the number of housing units that
are expected to be constructed, conserved, or
rehabititated through implementation of programs
through 2014, These targets represent measurable
cutcomes, which can be used to evaluate the
success of the Housing Element in the future.

This Housing Element includes several new policies
and programs intended 1o increase the range and
amount of affordable housing types as well as
housing rehabilitation in the City, While most of the
new efforts will be initiated shortly after adoption
of the Housing Element, full implementation and
the intended results will take much longer to
realize,
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4.1 The Regulatory
Environment

GOAL 1: BENICIA SHALL BE AN ACTIVE
LEADER IN ATTAINING THE GOALS OF THE
CITY’S HOUSING ELEMENT.

Poticy 1.01 To THE EXTENT POSSIBLE AND WITHIN

THE CITY's CONTROL, THE CITY SHALL FACKITATE THE
PRODUCTION OF HOUSING THAT IS AFFORDABLE TO PEOPLE .
WITH A WIDE RANGE OF INCOMES,

Program 1.01

Work with the Housing Authority to coordinate
affordable housing activities and maintain good
working relations with other non-profit housing
providers by: '

+  Consulting with the Housing Authority
throughout every update of the Housing
Element and also every year during the annual
review of the Housing Element. Specifically,
strategize to ensure the City’s programs
and the Housing Authority’s programs are
complementary and maximize limited housing
resources;

«  Continue to share information and priorities
between the City, the Housing Authority, and
other non-profit housing providers;

+ Update the inventory of vacant and opportunity
sites twice a year in January and July and
provide this inventory to non-profit housing
providers; and

» Inform the Housing Authority about units
produced by the Inclusionary Housing
Ordinance (BMC 17.70.320) and other
affordable projects.

Funding Source: General Fund

Responsible Agency: Community Deveiopment
Department and Housing Authority
Timeframe: Ongoing

Quantified Objective: n/a

Program 1.02

Continue 1o support the Benicia Housing Authority
in their administration of the Section 8 housing
voucher program and to apply for additional

vouchers, as appropriate,

Funding Source: HUD Section 8

Responsible Agency: City Council, Community
Development Department, and Housing Autharity
Timeframe; Ongoing, when eligible

Quantified Objective: n/a

Program 1.03

Investigate the feasibility of joining a housing
consortium to access a pooled source of funding
for mortgage revenue bonds or mortgage credit
certificates for the development of affordable
housing and/or first-time homebuyer assistance.
The City will investigate existing local consortiums
and report 1o the City Council on the most
appropriate consortium for Benicia based on
cost, level of activity, and the potential for funding
to benefit Benicia residents. Assuming the City
identifies an appropriate consortium Benicia will
take the necessary legal, administrative, and
financial steps to become a mamber. The City
would consult with the Housing Authority for
relevant data and support during the process.

Funding Source: General Fund
Responsible Agency: Community Development

 Department ‘

Timeframe: 2012
Quantified Objective: n/a

Program 1.04 ,

The City will leverage financial resources and
partner with the development community to assist
first-time homebuyers with down payments. The
City will apply for CDBG funding annually for this
purpose.

Funding Source: General Fund, Building Equity
and Growth in Neighborhoods (BEGIN} Program
{provides down payment assistance for first-time
homebuyers), and CDBG.

Responsible Agency: Community Development and
Finance Departments

Timeframe: Apply for CDBG funding annually;
Ongoing

Quantified Objective: Dependant on available
funding



Program 1.05

Provide information at City Hall, other

public locations,-and on the City’s website
(www.ci.benicia.ca.us) o promote private, Siate,
and federal homebuyer assistance programs to the
public,

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Ongoing

Quantified Objective: n/a

Pouicy 1.02 Tue CiTY WILL EXPEDITE THE REVIEW OF
RESIDENTIAL DEVELOPMENT PROPOSALS THAT INCLUDE
AFFORDABLE HOUSING UNITS.

Program 1.06

Provide pre-application technical assistance to
affordable housing providers to determine project
feasibility and address zoning compliance issues
in the most cost-effective and expeditious manner
possible.

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Ongoing

Quantified Objective: n/a

PoLicy 1.03 EDUCATE THE PUBLIC ON AFFORDABLE
HOUSING TOPICS AND SOLICIT PUBLIC PARTICIPATION BY ALL
ECONOMIC SEGMENTS OF THE COMMUNITY TO IMPLEMENT
THE Housing ELEMENT,

Program 1.07

Continue to educate the public on affordable
housing through annual reporting to the Planning
Commission and City Council. Current housing
issues and recent accomplishments towards
reaching the City’s Quantified Objectives listed in
the Housing Element will be addressed. This report
will also serve as the annual report required by
State law (§65400) for progress in implementing
the City’s General Plan, including the Housing
Etement. This report shail be sent o the Office
of Planning and Research annually by April 1st.
Notices will be sent to all members of the public
and posted on the City's website. Educational
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materials will be made available, as appropriate.

Funding Source: General Fund
Responsible Agency: City Council, Planning
Commission, and Community Development
Department

Timeframe: Annually, each Aprlil

Quantified Ohjective: n/a

PoLicy 1.04 THe Crry WILL REVIEW AND REVISE
REGULATORY STANDARDS NECESSARY TO COMPLY WITH STATE
HOUSING LAW,

Program 1.08

Continue io amend the Zoning Ordinance to comply
with changes in the State Density Bonus law
(Government Code Section §65915) and develop

an outreach program to ensure s successful
implermentation.

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Ongoing

Quantified Objective: 5 units

Program 1.09

To encourage the development of second units,
amend the Zoning Ordinance for second units
{accessory dwelling units) and reduce fees.
Modifications to City standards and procedures
should include:

= Eliminate or reduce the 6,000 square foot
minimum parcel size for second units ocutside
the Historic Districts (for inside Historic
Districts see Program 1.10);

= Allow units above or adjacent fo the garage of a

primary housing unit;
= Reduce parking standards for lots with second
units. For example:

+  Allow exceptions to parking requirements
for second unifs up to 400 sguare feet;

«  Allow for on-street parking spaces adjacent
to the lot to count towards 50 percent of
the parking requirement;

»  [Eliminate the covered parking requirement
for the primary residence, if an accessory
dwelling unit is provided;
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+  Alfow one of the required parking spaces in
the front or exterior yard setback; and
+ Allow tandem parking 1o meet the parking
requirement for the primary residence and
the accessory dwelling as long as both
spaces are behind the frent facade plane.
+ Investigate additional reductions to sewer and
water connection fees for second units; and
+  Reduce or waive planning and building fees for
affordable second units, '

Funding Source: General Fund

Responsible Agency: Community Development,
Public Works, and Finance Departments; and City
Council |

Timeframe: December 2011

Quantified Objective: 10 units

Program 1.10

To expedite the approval process for second

units the City will invesiigate the feasibility of
developing second unit prototype or model plans
for homeowners to use. it may be determined that
another prototype would be necessary for historic
districts. Use of these plans would reduce costs to
homeowners, decrease the time for the approval
process, and in historic districts these plans would
help ensure preservation of the historic character
is maintained. If such plans were approved for
application in the historic districts, the City would
consider reducing or eliminating the 6,000 square
foot minimum parcel size in the historic districts.

Funding Source: General Fund

Responsible Agency: City Council and Community
Development Department

Timeframe: Within one year of Housing Element
adoption.

Quantified Objective: n/a

Pouicy 1.05 THe City WILL CONTINUE TO PROVIDE
INCENTIVES FOR AFFORDABLE HOUSING.

Program 1.11
Continue to reduce the cost of providing affordable
housing by:

+  Providing a fast-track processing procedure
for projects with very low-, low- and moderate-

income affordable housing units;

+  Review annually, amend, and reduce to the
extent feasible, the permit fee schedule as it
affects small, efficient, and compact (e.g. 600
to 750 square feet) housing types;

- Defer, waive, or reduce certain development
fees, po:"tions of fees, or combinations of fees
for the affordable portion of any project; and

»  Amend the Benicia Municipal Code to inciude
language directing the City Council to consider
waiving or reducing fees when a project
provides affordable housing units.

+ Investigate revising or reducing parking
requirements for affordable housing projects.
Also investigate setting parking maximums,

Funding Source: General Fund

Responsible Agency: City Council and Community
Development Department

Timeframe: Ongoing; amend Benicia Municipal
Code, Chapter 1.20 by end of 2010,

Quantified Objective: n/a

Program 1.12

The City will provide, when possible, developer
incentives such as expedited permit processing
and fee deferrals for units that are affordable to
lower income households. Benicia will promote
these incentives to developers on the City's website
{(www.ci.benicia.ca.us) and during the application
process.

Funding Source: General Fund

Responsible Agency: Community Development
Department '

Timeframe: Ongoing

Quantified Objective; 20 units

4.2 Accommodating
Housing Units

GOAL 2: HAVE AN ADEQUATE SUPPLY AND
MIX OF HOUSING TYPES TO MEET EXISTING
AND FUTURE HOUSING NEEDS. FUTURE
DEVELOPMENT IN THE CITY WILL ADHERE

TO EFFICIENT LAND USE PATTERNS PLACING
HOUSING NEAR TRANSIT AND SERVICES.



PoLicy 2.01 REQUIRE AFFORDABLE HOUSING IN
RESIDENTIAL DEVELOPMENTS UNDER THE INCLUSIONARY
HOUSING PROGRAM.

Program 2.01

The City adopted an Inclusionary Housing
Ordinance in 2000. The ordinance has not
generated a significant number of affordable units
nor accumulated any funds from in-lieu fees.

The City shall amend the Inclusionary Ordinance
to: (1) encourage the production of affordable
housing onsite by providing development incentives
to make onsite construction more feasible; (2)
increasing inclusionary fees to better recover the
cost of building affordable housing; (3) specify

a minimum percentage of units affordable to

low versus moderate income households and

{4) Provide city discretion to require onsite
construction.

Funding Source: General Fund

Responsible Agency: Community Development

Department

Timeframe: Within three years of Housing Element
- adoption.

Quantified Objective: 20 units

PoLicy 2,02 MAINTAIN AN ADEQUATE SUPPLY OF
RESIDENTIAL LAND IN APPROPRIATE LAND USE DESIGNATIONS
AND ZONING CATEGORIES TO ACCOMMODATE THE Crry’s
REGIONAL HOUSING NEEDS ALLOCATION.

Pouicy 2.03 DISPERSE AFFORDABLE HOUSING THROUGHOUT
THE C!TY TO AVOID CONCENTRATION IN ANY ONE PART OF
THE CitY.

Program 2.02

As part of its next General Plan update, the City
shali establish efficient fand use and development
patterns that conserve resources, such as fuel,
water and land, and allow for higher-density
development in the vicinity of major transit
nodes, set forth pedestrian-oriented development
patterns, and preserve open space areas.

These strategies are intended to reduce energy
consumption, increase walkability and access to
transit and services, reduce automobile trips, and
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conserve land and water resources.

Funding Source: General Fund

Responsibie Agency: Community Development
Department

Timeframe: General Plan Update {o begin in 2010
Quantified Objective: n/a

Program 2.03

To comply with State law requirements
{(Government Code Section 65583(c)(1) (A) and
65583(c)(1) (B) to address the 2007 - 2014 RHNA,

the City shall amend the General Plan and the

Zoning Ordinance to provide adequate sites for 213
very low and low-income units at a minimum of 20
dwelling units per acre “by right” on certain sites
or in certain zones, At least half (50%) of these
sites shall be zoned for residential uses only.

Meeting these requirements can include analyzing
the constrained and opportunity sites identified by
the City (see Appendix C), amending the General
Commercial Zone io allow more residential uses,
and rezoning some sites to higher densities, for
example rezoning RS to RM or RH. Adjacent uses
and densities and the availability of services and
transit should be considered when evaluating sites
for higher density housing.

A list of potential vacant sites for rezoning

is included in Appendix . i remains to be
determined which, if any, of these sites will be
rezoned and the City will not be limited to this

list of sites for potential rezoning. Program 2.04
addresses potential rezoning and redevelopment of
underutilized opportunity sites.

Funding Source: General Fund

Responsible Agency: Community Development
Department '
Timeframe: Within the planning period

Quantified Objective: 213 units (for Programs 2.03
and 2.04)

Program 2,04

The City has identified a preliminary list of
underutilized parcels that could be rezoned for
higher-density residential uses and redeveloped to
provide affordable housing. Appendix J provides

a list of potential sites to be rezoned. Some of the
sites include Solano Square {(which falls within
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ihe City’s Priority Development Area, see Policy
2.06), Southampton Center shopping center,

and the Benicia Senior Center site. It remains to
be determined which if any of these sites will be
rezoned and the City will not be limited to this list
of sites for potential rezoning and redevelopment.’

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Within the planning period

Quantified Objective: 213 units (for Programs 2.03
and 2.04)

Program 2.05
Establish a housing trust fund to be funded by
inclusionary in-lieu fees and other sources, as

l appropriate. This fund will be used to support

affordable housing activities such as an equity
share program, site acquisition, write down of land
costs, subsidization of rents and mortgages, site
improvements, and the provision of coltateratl for
development loans.

funding Source: General Fund

Responsible Agency: City Council, Planning
Commission, Community Development
Bepartment, Economic Development Manager, and
Housing Authority

Timeframe: Ongeing, establish if in-lieu fees or
other source are collected

Quantified Objective: n/a

Program 2.06

Amend the General Commercial (CG) zoning
district to allow additional residential uses.
Currently only live/work units are allowed in this
zone.

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: 2011

Quantified Objective: n/a

Program 2.07

Consider implementing an affordable housing
linkage fee on nonresidential development to
support the development of workforce housing.

This ordinance should consider alternatives to
paying the fee such as construction of housing
on-site, construction of housing off-site, and
dedication of land for housing.

Funding Source: General Fund

Responsible Agency: Community Deveiopment
Department and Economic Development Manager
Timeframe: Within the planning period

Quantified Objective: 15 units

Pouicy 2.04 SEEK APPROPRIATE PRIVATE, LOCAL, STATE,
AND FEDERAL FUNDING TO SUBSIDIZE COSTS OF HOUSING
FOR VERY LOW-, LOW=, AND MODERATE-INCOME HOUSEHOLDS
iN BENICIA.

Pouicy 2.05 ENCOURAGE THE DEVELOPMENT OF SECOND-
AND THIRD-$TORY RESIDENTIAL UNITS IN ALONG FIRST
STREET IN DOWNTOWN BENICIA.

Program 2,08

The City will monitor available funding sources and
activities to pursue based on competitive funding
considerations, the funding cycles of various State
and federal sources, and housing provider interest.

Funding Source: Generat Fund

Responsible Agency: Community Development
Department

Timeframe: Ongeing

Quantified Objective: n/a

Poticy 2.06 Tae City oF BENICIA WILL WORK WITH

THE AssoctaTioN oF Bay AREA GOVERNMENTS (ABAG)
TO CREATE A REGIONAL DEVELOPMENT PATTERN THAT IS
COMPACT AND CONNECTED AND ENCOURAGES FUTURE
POPULATION AND HOUSING IN AREAS NEAR TRANSIT.
FUTURE GROWTH IN THE Cr1y oF BENICIA WILL BE TARGETED
TOwWARDS PrioriTY DEvELOPMENT AREAS (PDAS) witHiN
CITY LIMITS, WHERE A DIVERSITY OF HOUSING, JOBS,
ACTIVITIES, AND SERVICES ARE PRESENT TO MEET THE DAILY
NEEDS OF RESIDENTS. THE maP oF THE PDA can BE
FOUND iN AppenpiX K.

Program 2.09

Consult with and apply for financial assistance
from the FOCUS program of ABAG for any project
within the Priority Development Area, including



but not limited to the Solano Square and Senior
Center neighborhood retrofit and opportunity site
projects.

Funding Source: General Fund and ABAG
Responsibie Agency: Community Development
Department

Timeframe: Ongoing as funding epporiunities arise
Quantified Objective: n/a

4.3 Special Needs

GOAL 3: ACCOMMODATE THE HOUSING NEEDS
OF SPECIAL POPULATION GROUPS,

Poricy 3,01 FACILITATE THE DEVELOPMENT OF SHELTERS
FOR THE HOMELESS, TRANSITIONAL HOUSING, HOUSING
FOR SENIORS, AND HOUSING FOR PERSONS WITH PHYSICAL,
DEVELOPMENTAL, OR MENTAL DISABILITIES.

Program 3.01

.Amend the Zoning Ordinance fo comply with SB 2,
the “Fair Share Zoning” law, permitting emergency
shelters without a use permit or other discretionary
permits in the RS, RM, and RH zoning districts

and define transitional and supportive housing as
residential uses subject to the same standards that
apply to other housing.

| ocation criteria include:
= Proximity of public transit, supportive services,
and commercial services

Operation criteria include:

= Hours of operation;

= External lighting and noise;

+  Provision of security measures for the proper
operation and management of a proposed
facility;

+  Measures 1o avoid queues of individuais
outside proposed facility; and

»  Compliance with county and State health and
safety requirements for food, medical, and
other supportive services provided on-site.

Such criteria can act to encourage and facilitate
homeless shelters and transitional housing
through clear and unambiguous guidelines for the
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application review process, the basis for approval,
and the terms and conditions of approvai.

The City will solicit input from local service
providers (e.g., Community Action Council) in the
preparation and adoption of the amendment to

the Zoning Ordinance to ensure that development
standards and permit processing will not impede
the approval and/or development of emergency
and transitionat housing. The City will select zoning
district(s) in which there are existing vacant or
underutilized sites that could accommodate at
least one facility.

Funding Source: General Fund

Responsible Agency: Community Devetopment
Department

Timeframe: Within 1 year after adoption of Housing
Element

Quantified Objective: n/a

Program 3,02

Pursuant to the Fair Housing Amendments Act

of 1988 and the requirements of Chapter 671,
Statues of 2001 (Senate Bill 520), the City will
adopt a reasonable accommeodation ordinance
addressing rules, policies, practices and
procedures that may be necessary to ensure equal
access to housing for those'with disabilities. The
City will promote its reasonable accommeodations
orocedures on its web site and with handouts at
City Hail.

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: December 2011

Quantified Objective: n/a

Pouicy 3.02 SurpoRT SoLano COUNTY AND THE
Communiry Action Councit (CAC) IN APPLYING FOR
FUNDS TO MAINTAIN ADEQUATE LOCAL AND COUNTY
FACILITIES FOR HOMELESS PERSONS THROUGH LETTERS OF
SUPPORT SIGNED BY THE CiTY IMANAGER AND CONTINUANGE
OF AN ANNUAL ALLOCATION FROM THE CITY'S BUDGET.

Program 3.03
The City will assist the CAC in promoting the
availability of resources by posting notifications on
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the City’s website (www.ci.benicia,ca.us). The CAC
is part of Countywide consoriium of community
service groups who join together in applying

for applicable State and federal funds for their
organizations, They have found this collaborative
approach, supported by their respective
governmental jurisdictions, much more successful
than i each individual agency applied for funds.

Funding Source: General Fund and Stewart B.
McKinney Homeless Program (a federal law that
created funding for homeless assistance programs)
Responsible Agency: Community Development

and Finance Departments, City Manager, and
Community Action Council

Timeframe: Ongoing

Quantified Objective: n/a

Pouicy 3.03 Work witH THE Benicia Communiry
AcTion Counci {CAC) anp THe Benicia Housing
AUTHORITY TO FACILITATE PROGRAMS TO ASSIST SPECIAL
NEEDS GROUPS IN BeniciA.

Program 3.04

Continue to refer persons in need of transitional
housing assistance to the CAC. Meet annually with
the CAC to determine the need for transitional
housing facilities.

Funding Source: General Fund

Responsible Agency: Community Development
Department and Community Action Council
Timeframe: Meet annually; ongoing

Quantified Objective: n/a

Pouicy 3.04 To THE EXTENT FEASIBLE THE CiTY WiLL
SUPPORT DEVELOPMENT OF HOUSING SERVING LARGE
FAMILIES AND FEMALE-HEADED HOUSEHOLDS.

Program 3.05

The City will provide for needed social services

in all City funded affordable housing projects.
These services should address the needs of single
mothers and families and could include childcare,
counseling, and education, If necessary, the zoning
ordinance will be amended to allow these uses at
these project focations.

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Ongoing

Quantified Objective: n/a

4.4 Preserve and
Maintain Housing Stock

GOAL 4: HOMES IN BENICIA ARE PRESERVED
AND WELL-MAINTAINED.

Pouicy 4.01 AprLy FOR PRIVATE, STATE, AND FEDERAL
FUNDING ASSISTANCE TO REHABILITATE HOMES WHERE
NEEDED.

Program 4.01 ‘

Annually review existing homes to determine
the need for additional rehabilitation funding.
Announce the availability of such funds through
posting notices on the City's website (www.
ci.benicia.ca.us) and providing flyers at the
Community Action Council, Benicia Housing
Authority, Benicia Library, and the City’s
Coemmunity Development Department.

Funding Source: CDBG funds, California Self-Help
Housing Program, and CHFA funds
Responsible Agency: City Manager, Community

Development Department, and Non-Profit

Developer(s).

Timeframe: Annually review existing available
resources and apply, as needed, for additional
state funding *

Quantified Objective: 15 units rehabiiltated

PoLicy 4.02 ENCOURAGE PRIVATE REINVESTMENT IN OLDER
RESIDENTIAL NEIGHBORHOODS AND PRIVATE REHABILITATION
OF HOUSING, PARTICULARLY FOR SEISMIC SAFETY.

Program 4.02

Prepare standard specifications for seismic
retrofitting of existing residential structures to
assist property owners in meeting current seismic
safety standards. Seismic retrofitting will continue
to be an eligible activity under the City’s housing
rehabilitation program. The City will promote its
seismic refrofitling program through a distribution
brochure at City Hall, other public locations, and
on the City of Benicia's website (www.ci.benicia.
ca.us).



Funding Source: General Fund, Building Permit
Fees, and CDRBG Funds

Responsible Agency: Community Development
Department

Timeframe: Ongoing

Quantified Objective: n/a

Pouicy 4.03 LimiT THE CONVERSION OF RESIDENTIAL
STRUCTURES TO NON-RESIDENTIAL USES AND AFFORDABLE
UNITS TO MARKET-RATE.

Program 4.03

Continue to impiement procedures applicable

1o inclusionary for-sale units, stch as the resale
conirol mechanism, equity recapture, qualifications
for subseguent buyers, and other relevant issues
ihat are not listed in the inclusionary housing
ordinance, to ensure ongoing affordability.

Funding Source: General Fund

Responsible Agency: City Manager and Community
Development Department

Timeframe: Ongoing

Quantified Objective: n/a

PoLicy 4.04 STRONGLY ENCOURAGE CONTINUED UPKEEP OF
EXISTING ECONOMICALLY VIABLE MOBILE HOME PARKS, AND
WORK WITH THE STATE TO ENSURE REGULATORY COMPLIANCE.

Program 4.04

Contact the owners of the mobile home parks

to determine future plans and the feasibility of
continuing mobiie home park use. The City will
work with the owners to ensure maintenance,
upkeep, and compliance with State regulations,

if appropriate, the City will assist the owner in
accessing State of federal funds for improvements
10 substandard or dilagidated parks and units

or in converting the park to resident ownership.
Maintaining affordable units in mobile homes parks
will be a priority of the City.

The City wiil aiso continue to implement its mobile
home park conversion ordinance to ensure that

any conversion of a mobile home park is preceded
with adeguate notice and relocation assistance. A
-relocation plan must be submitted to the Planning
Commission for approval as part of the application
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for conversion.

Funding Source: General Fund

Responsible Agency: Community Development
Department and HCD.

Timeframe: December 2010 (contact owners)
Quantified Objective: n/a

PoLicy 4.05 PursuaNT 10 STATE LAW (RECOGNIZING
LIMITED ALLOWED CIRCUMSTANCES) THE CITY WILL COUNT
EXISTING UNITS TOWARD MEETING THEIR REGIONAL HOUSING
NEED., THE CITY MAY TAKE CREDIT FOR EXISTING UNITS
THAT WILL BE! {1) SUBSTANTIALLY REHABILITATED, (2)
CONVERTED FROM NON-AFFORDAEBLE TO AFFORDABLE
{MULTIFAMILY RENTAL HOUSING OF 4 OR MORE UNITS), OR
(3) PRESERVED AT AFFORDABLE HOUSING COSTS TO LOW OR
VERY LOW-INCOME HOUSEHOLDS,

Program 4.05

As new projects, code enforcement actions,

and other opportunities arise, the City will
investigate ways fo meet its housing needs through
rehabilitation and preservation of existing units.

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Ongoing

Quantified Objective: n/a

Program 4.06

The City will maintain a record of any units
rehabilitated and made affordable or converted
to affordable and include the data in their annuat
report to HCD.

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Ongoing and annually, every April
Quantified Objective: n/a

4.5 Equal Access

GOAL 5: ENSURE EQUAL HOUSING
OPPORTUNITIES FOR ALL PERSONS IN
BENICIA REGARDLESS OF RACE, RELIGION,
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SEX, MARITAL STATUS, ANCESTRY, NATIONAL
ORIGIN, COLOR, DISABILITY, FAMILY STATUS,
SEXUAL ORIENTATION, POLITICAL AFFILIATION,
OR SOURCE OF INCOME,

Pouicy 5.01 CONTINUE TO PROVIDE A PGINT OF CONTACT
FOR REFERKAL OF DISCREMINATION COMPLAINTS.

Program 5.01

Implement the complaint referral process for those
persons who believe they have been denied access to
housing because of their race, religion, sex, marital
status, ancestry, national origin, color, or disability,
family status, sexual orientation, source of income,
or political affiliation. The City wiil educate selected
staff in the Community Development, City Attorney,
and City Manager departments on responding to
complainis received regarding potential claims of
housing discrimination. The selected personnel

will be given a typed handout detailing the process
for someone with a complaint and the agencies

that should be contacted regarding a claim:

Solano County District Attorney’s office, California
Department of Fair Employment and Housing,

San Francisco Department of Housing and Urban
Development Office of Fair Housing, Legal Services
of Northern Catifornia (Sotano County Vallejo office),
and ECHO (non-profit housing advocacy group).

The City Attorney’s office will be notified and a log
maintained of all complaints received. Information
regarding the housing discrimination complaint
referral process is made available by the Benicia
Housing Authority and CAC to their clients. This
information is available on the City’s website (www.
ci.benicia.ca.us). The City will maintain a supply of
complaint forms and informational brochures at City
Hall.

Funding Source: General Fund and CDBG Funds
Responsible Agency: Community Development
Department

Timeframe: Ongoing

Quantified Objective: n/a

Pouicy 5.02 Tre Ciry SHALL WORK WITH HOMEBUILDERS
TO ENCOURAGE UNIVERSAL DESIGN IN NEW CONSTRUCTION
AND REMODELS. UNIVERSAL DESIGN 1S BASED ON THE
UNDERSTANDING THAT THROUGHOUT LIFE, PEOPLE MAY

EXPERIENCE CHANGES N THEIR ABILITIES. THE GOAL OF
UNIVERSAL DESIGN IS TO DESIGN ENVIRONMENTS TO BE USABLE
BY ALL PEOPLE, TO THE GREATEST EXTENT POSSIBLE, WITHOUT
THE NEED FOR ADAPTATION OR SPECIALIZED DESIGN.

Program 5.02 .

The City will have brochures on universal design
available at the planning counter in the Community
Development Department. The City will also consider
writing development standards to encourage use of
universal design in home design.

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Within one year of Housing Element
adoption.

Quantified Objective: n/a

4.6 Energy Efficiency &
Conservation

GOAL 6: HOUSING iN BENICIA IS ENERGY
EFFICIENT.

Pouicy 6.01 ENFORCE STATE REQUIREMENTS FOR ENERGY
CONSERVATION IN NEW RESIDENTIAL PROJECTS AND ENCOURAGE
RESIDENTIAL DEVELOPERS TO EMPLOY ADBITIONAL ENERGY
CONSERVATION MEASURES WITH RESPECT TO SITING OF
BUILDINGS, LANDSCAPING, AND SOLAR ACCESS.

Poticy 6.02 Enrorce THE CALIFORNIA ENeErGY Commission
ENERGY .EFFICIENCY REQUIREMENTS IN NEW HOUSING AND
ENCOURAGE THE INSTALLATION OF ENERGY SAVING DEVICES IN
PRE-1975 Housing.

Program 6,01

Each year, the City will celebrate Earth Day using a
holistic approach to educate and bring awareness
to the public about the long-term benefits of energy
conservation and efficiency in housing.

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Annual event

Quantified Objective: n/a



Program 6.02

To facilitate implementation, the City will make
available, in the Community Development Department,
brochures from PG&E and others that detail energy
conservation measures for existing buildings, as well as
new construction,

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Ongoing

Quantified Objective: n/a

PoLicy 6.03 ENCOURAGE GREEN BUILDING DESIGN STANDARDS
IN NEW CONSTRUCTION AND REDEVELOPMENT TO ACHIEVE
INCREASED ENERGY CONSERVATION.

Program 6.03

The City shall establish regulations requiring the
development of environmentally sustainable buildings.
The Build It Green “GreenPoint Rated” certification
system shall be used when possible or followed 1o the
extent possible when certification isn't a realistic goal
for a building. The GreenPoint Rated system can be
applied to new and exisiing single-family and mulii-
family residential buildings. Possible targets include:

« Investigate the possibility of achieving GreenPoint
Rated certification for all affordable housing
projects constructed in the City. Work with
developers of affordable projects to achieve this
goal.

»  Provide other cost savings incentives fo developers
or project proponents of proiects that achieve
GreenPoint Rated Certification both in new and
existing affordable housing projects

Funding Source: General Fund

Responsible Agency: Community Development
Department

Timeframe: Ongoing

Quantified Objective: n/a
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N

Green Building Certification Programs
BuiLp it Green

GreenPoint Rated - Certification system
applicable to single- and multi-family
residential buildings.
Buildings must satisfy
checklists on resource
conservation, indoor air
guality, water conservation,
community, and energy
efficiency. Build It Green
originated in the San
Francisco Bay Area.

U.S. Gueen Buwbing Councit

LEED - Certification

system applicable to
commercial or residential buildings. An
entire community can also receive a LEED
evaluation, Buildings can achieve various
rating based on their leve! of sustainability
and energy efficiency both in the products
used and in the long-term performance of
the bullding. LEED measures performance
in the following categories: energy
savings, water efficiency, CO, emissions
reduction, improved indoor environmental
quality, and stewardship of resources and
sensitivity to their impacts.

S
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4.7 Summary of Quantified Objectives

Table 4.1 summarizes the quantified objectives for all the above programs. The City anticipates that 288 units
will be provided by new construction and that 15 units will be rehabilitated or conserved. The number of units
provided by the rezoning prograifis'2.03 and 2.04 represent the RHNA allocation of 246 of very low and low-
income units minus the number of units that could be produced by the vacant land currently zoned for high
density residential development (33 units). This calculation is how the 213 units produced by the rezoning
programs was arrived at. Each of the other programs with quanitified objectives shown in Table 4.1 would also
contribute to meeting the RHNA allocation and providing additional affordable housing in Benicia.

Table 4.1 Summary of Quantified Objectives

Income Calegories
I i

Programs
-Mew Construction
iy

15
; 298

Source: City of Benicia
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Housing Needs

This section addresses existing housing needs, employmeni, and housing characteristics within the
community. The analysis includes a description of population, employment, household incomes, housing
stock, and comparisons with the surrounding region. Compariscons are made with Selano County and Suisun
City. Suisun City was selected as a relatively comparable jurisdiction in terms of size and community issues
within Solano County so falling within the same Regional Housing Needs Allocation area. Regional comparisons
provide a frame of reference for statistics in the City of Benicia. The fo%!owmg subsections are included in this

appendix;

. Age Distribution

. Race/Ethnicity

° Employment by Industry

. Civilian Labor Force

o Household Growth Trends

. Households by Tenure

. Households by Income

. Overpayment

° Qvercrowding

o Extremely Low thcome Housing Needs
. ' Housing Unit and Property Conditions
. Age of Housing Stock

* Cost of Housing

. Housing Units by Type

. Occupancy/Vacancy .

. " Assisted Housing Developments At-Risk for Conversion
J Affordability
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Table A.1 depicts the population increase in the City of Benicia (the City), Suisun City, and Solano County
between 1990 and 2008. The City grew by over 10 percent (1 percent annual growth) between 1990 and
2000. Growth slowed to 4 percent between 2000 and 2008 (0.5 percent annual growth). The growth in nearby
Suisun City was higher between 1990 and 2000 at 15 percent (1.5 percent average annual growth) and
between 2000 and 2008 at 7 percent (0.8 percent average annual growth). Growth in Solanc County between

19290 and 2000 was 16 percent (1.6 percent average annual growth) and 8 percent (1 percent average annual
growth) between 2000 and 2008,

Table A.1 Population Growth Trends, 1990-2008

Benicia Suisun City Sotano County

24,437 : 22,686
A s
26,865 26,118 394,542
L T RE e T ST 8%
27,978 28,193 426,757

Source: U.S. Census
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Age Distribution

Figure A.1 identifies the change in age distribution between 1990 and 2000. The reduction in the number of
people in the 25 to 34 age category and under 5 age category indicate that young famiiies may have left the
City during this iime period.

Figure A.1 Age Distribution: Benicia, 1990 - 2000
“ 6000 '

5400
4800
4200
3600
3000
2400
1800
1200

600

Source: U5, Census

Race/Ethnicity
In 2000, the majority of the City’s population was white (79 percent). By ethnicity, the population was 9
percent Hispanic or Latino (see Table A.2).

Table A.2 City of Benicia: Race/Ethnicity, 2000

Source: LS. Census

e
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Table A.3 City of Benicia: Employment by
_ Industry, 2000 ‘
Employment by Industry Profession . " | Number | Percent

As of the 2000 Census, the City had 14,196 3,062 | 21.5%
persons employad (See Table A.3). The largest
industry sections were education, health, and 1,547 | 10.9%
so.clalls‘erwces (21.5 percent)', Profes'smnat, : 1146 1059
scientific, management, administrative, and
. 1,355 9.5%,
waste management services (11 percent), and
manufacturing (10 percent). 1,303 | 9.2%
1,052 7.49,
1,043 7.3%
848 6.0%
783 5.5%
600 4,29,
543 3.8%
Table A.4 identifies the major employers in the City 510 3.6%
in 2008. They include Valere Refining Company, 5o 0.4
Institutional Financing Service, and Bio-Rad o
Laboratories. According to the County Business A o
Patterns Study, there are 11,908 jobs in Benicia. 12 0.1%
: 14,196 | 100%

Sourge: U.S. Census

Table A.4 City of Benicia: Major Employers, 2008

Number of Employees I Type of Business ]

Employe

SR

223 .
480
170
168
147
142
134
130
116
115
109
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Civilian Labor Force
Table A.5 identifies the number of residents who are categorized as the civilian labor force, As of 2000, the

14,681 residents in the City who fall info this category, 14,139 (96 percent) were employed. The figures were
similar in the County, 94 percent of persons within the civilian labor force in Solano County were employed.

Table A.5 Civilian Labor Force, 2000

14,681 14,139 96%
12,740 11,943 4 9%

. 163 505 I 172355 R ‘! A 94% R,
Source: U.S, Census

Household Growth Trends
The U.S. Census defines a household as persons occupying a housing unit for their residence. Similar to the

growth in population, there has been a steady rate of growth in the number in households within the City.
Between 1990 and 2000, there was a 12 percent increase (1,117 units) in the number of households, from
9,208 1o 10,325, Households increased cver 10 percent (882 units) between 2000 and 2008 (see Tabie A.6).

Table A.6 City of Benicia: Household Growth Trends, 1990 & 2000

Tiew
109,
Source: U.S, Census

Households by Tenure
Tenure refers to the distinction between owner-occupied and renter-cccupied units. The ratio between owner

and renter households remained relatively flat. In 1990, 70 percent of households were owners, and, in 2000,
about 71 percent of households were owners (see Table A7),

Table A.7 City of Benicia: Households by Tenure, 1920 & 2000

Source; LS. Census

Households by income
Table A.8 provides the median household income for California, Solano County, Benicia, and Suisun City in 1990

and 2000. According to the U.S. Census, the median household income in the City increased from $49,660 1o
$67,617 (36 percent increase) from 1990 to 2000, The median household income in 2000 for the State was

$48,000.
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Tabte A8 Medlan Household Income, 1990 & 2000

T T T
$39,113 $54,099
-$49,660; 1 $67,617:
$40,865 ) $60,848
Source: US, Census -

Table A.9 depicts the distribution of income for the City, Suisun City, and Solano County. As of 2000, 40 percent
or 4,183 households in the City had a combined income between $45,000 - $99,999. Over 28 percent (2,209
households) of the 10,325 total househoids in the City earned over $100,000.

Table A.9 Households by Income

'$100.000 +

$45,000 - $99,99%

City/County ©30-$24,99% | $25,000 - $44,999

17% | 127.768
Source: U.S. Census

28, 122

Overpayment

Overpayment is defined as paying more than 30 percent of household income on housing costs, including
utifities. In 2000, approximately 32 percent (2,024 units) of owner-occupied households in the City were
overpaying for housing and 37 percent (1,103 units) of renter-occupied households were overpaying for housing
(See Tables A.10 and A.1L).

. Table A.10 City of Benicia: Overpayment: Owner-Occupied Units, 2000

30.349 of 35
i
HH Income E HH Income

+9% of

Total 0-20%, of E 20-299, of

income Range 1 ;
Households j HHlnacome | HH Income

1 OO%

[ Note: Each of the income range categones mcluded a number for “not computed " therefore the numbers under each percent
{ range do not add up to total households number

Source: 4.8, Census
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Table A.11 City of Benicia: Overpayment: Renter-Occupied Units, 2000

0 32 7
360 12 | 32 30 25 258
557 sy | 34 o7 113 313
667 229, 96 . 373 77 114
1,164 399 745 32 | 44 )

Al 3,015 1009 - 907. 884 266 837

i Note: Each of the income range categories included a number for "not computed,” therefore the numbers undereachpercent“
I range do not add up to total househoids number

Source: U,S. Census

Overcrowding

Overcrowding is defined by the U.S. Census as a household occupied by more then one person per room.
in 2000, 1.5 percent of owner-occupied households were overcrowded while 8.8 percent of renter-occupied
households in the City were overcrowded (see Table A.12).

Overcrowding is linked to a decreased quality of life for the occupants and can add stress to the physical

condition of the dwelling. Additionally, overcrowding is identified as being linked to overpayment for housing,
where the high cost of housing forces families into smaller units.

Table A.12 City of Benicia: Overcrowded MHouseholds, 2000

" +113 (1.5%) total overcrowded owner- .
3 2 sccapied units R,

Source: U.S, Census
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Exiremely Low income Housing Needs

Extremely low income households earn 30 percent or {ess of median household income. Of the 10,325
households in the City, 432 renters and 232 owners (about 6 percent of all households) have household
incomes less than 30 percent of median income. As Table A.13 illustrates, these households have a high
percentage of housing problems and a greater cost burden than other households with those overpaying
ranging from 60% to 77% as compared with 32% to 37% for all households (Tables A.9 and A.10). The RHNA
for Benicia estimates 147 very low income housing units will need to be constructed between 2007 and 2014,
Based on State law methodology, the City estimates that 50 percent of its very low income housing allocation
are extremely low income households. Therefore, it is prejected that 74 households will be extremely low
income.

Table A.13 City of Benicia: Housing Problems for All Households CHAS! Data Book

i ) Percent
Percent f Owners Percent Total ELI Total ELI

Rerters | { Owners Households

! Househalds

Source: CHAS Databook

Housing Unit and Property Conditions

A Citywide housing conditions survey was conducted by Parsons Brinckerhoff (PB) in April 2002 as part of
the last Housing Element update. The exterior housing condition of each unit was evaluated based upon State
Housing and Community Development (HCD) adopted criteria, which rates the condition of the foundation,
roofing, siding, windows, and doors. The April 2002 study focused on single-family, muiti-family, and mobile
home parks in specific areas that were selected by City staff as having less than standard housing conditions.
Results of the survey are in Table A.14. The City's housing stock is generally in very good condition, with the
exception of one mobile home park with trailers in need or replacement or rehabilitation.

Housing conditions have not changed substantially since the survey was completed, and therefore, a new

survey was not deemed necessary at this time. In addition, the City has several ongoing programs to help
address the need for rehabilitation and repair of lower income units.

Table A.14 City of Benicia: 2002 Survey Breakdown by Type of Substandard Housing Unit

- | Percent of Total
Mobile Home/ TOTAL Housing Units

]

f

Single-Family Multi-Family :
* ! Trailers i (2000)

e
Total Substandard ) 20 E o

S S e

Percent of Total HU (2000} & <19, i <lc,
) Source: Parsons Brinckerhoff (PB), Housing Conditions Survey, 2002
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Age of Housing Stock

Most of the City’s housing stock is fairly new. The majority of housing in the City was built between 1970 and
1990 (see Table A.15), According to the 2000 Census, aboui 13 percent of the housing stock has been buil
since 1990.

Table A.15 City of Benicia: Age of Housing Stock

Source: U.8, Census

Cost of Housing

As of the 2000 Census, the median rent in the City was $892 per month while the average home value was
$274,600. These numbers were higher than the County, which had an average rent of $797 per month and an
average home value of $178,300. Suisun City’s rents were $870 per month and Suisun City had an an average
home value of of $160,700 (see Table A.16).

Table A.16 Median Owner-Value/Gross Rent, 1920 & 2000

202,800 | 274,600
610 870 | 13980071 160700 -

520 C 797 | 147,200 | 178,300

Source: U.S, Census

More recent f'igures show that the median home price peaked in 2007 at approximately $500,000. Between
2007 and 2008, the median price for a home in the City dropped-over 28.percent from-$500,000 to 360,000.
(see Figure A.2). However, both Suisun City and Solano County saw larger drops in home prices. Suisun City
suffered a 42 percent drop in median home prices between 2007 and 2008, from $395,000 to $229,000.

Solano County saw a 37 percent decrease in median home prices from $416,000 to $262,000 between 2007
and 2008,
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Figure A.2 City of Benicia: Median Home Prices
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Source: California-Association of Reaitors, 2008

Housing Units by Type

Table A.17 identifies the makeup of the City’s housing stock, which is largely made up of single-family

detached residences, and has remained relatively constant between 1990 and 2008. As of 2008, 66 percent
of single-family is single-family detached housing. However, structures with 50 or more units increased from

208 in 1990 to 439 in 2000. (This figure was not reported on by DOF in 2008).

Table A.17 City of Benicia: Housing Units by Type, 1990, 2000 & 2008

6,815

2000

669

1,045 1,048 |f 9%
208
708 244 '8_%'_”
429 .
281 TN
301 1560 | 14_%_:.;;
439 S
317 LB, 326 |29
9587 | 100% - | 10,552 “100% | 11,307 | 100%

Cccupancy/Vacancy

Source: U.S. Census, Department of Finance E-5 Report

As of 2000, approximately 98 percent (10,325 units) of the total 10,552 units in the City were identified as
occupied. Table A.18 depicts the number of units identified as vacant by the 2000 U.S. Cerisus. Most of the

227 vacant units were categorized as for rent or for sale,
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Table A.18 Vacant Units by Type, 2000

<1%
<1%
<19
<19
0
<1% ;
2%, j

Source: U.S. Census

Assisted Housing Developments At-Risk for Conversion

Per Siate iaw, this section evaluates the City's affordabie housing that is at-risk of converting to market rates.
There is one project at risk of converting to market rates currently in the City, the Hearthstone Project. The
Hearthstone Project is made up of 12 very low- and low-income units and is on a 10 year deed restriction
from the time of initial occupaney which was in 2003. Therefore, the deed will be up for renewal in 2013, The
Benicia Housing Authority anticipates renewing the deed restrictions for this development. According to the
Housing Authority, the rest of the affordable projects in the City are on leases restricting the rents (very low-
and fow-income) for 20 to 40 years. None of these leases are due to expire during the 2007-2014 planning
period.

The potential loss of existing affordable housing units is an important issue to the City due to disptacement
of lower-income tenants and the limited alternative housing for such persons. It is typically less expensive
io preserve the affordability of existing units than to subsidize construction of new affordable units due to
the rising cost of land and construction. Appendix D covers Housing Authority resources, programs, and

developments,

Affordability

Housing affordability can be inferred by comparing the cost of renting or owning a home to the househoid
income. Monthly housing costs {elther mortgage and other homeowner costs or rent and other monthly
housing costs) of 30 percent or less are considered affordable. Table A.19 shows the annual median income
for a family of four in Solane Counly and the maximum amount that should be paid for housing costs.

Very Low Income Households

The median household income for a very low income family of four is $37,700. Based on this income leved,
the maximum affordable home price is $131,000 or an estimated $943 in monthly rent (including wtilities).
As a result, very low income households cannot afford to purchase a single-family home, as the median price
-for a house in 2008 was $350,000 (down 28 percent from $500,000 in 2007). With the exception of very
small apartments, and mobile home rentals, very low income households are also unable to afford the cost of
virfually all apartment rentals in the City without assuming a high housing cost burden (greater than 30% of
income). Apartment rents range from about $775 to $1,450.
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Low Income Households

The median household income for a low income family of four is $60,300. Based on this income level, the
maximum affordable home price is $225,000 or an estimated $1,500 in monthly rent (including utilities). As
a result, low income households cannot afford o purchase a single-family home without a high housing cost

burden, but could afford some rental units.

Moderate Income Households

The median household income for a moderate-income family of four is $90,500. Based on this income level,
the maximum affordable home price is $350,000 or an estimated $2,263 in monthly rent (including utilities).
As a result, moderate income households can afford single-family homes in the City and many rental units.

Table A.19 Solano County: Afferdability

Very Low Low Moderate
$ $60,300 $90,500
99430l BLB08 L $2,263°
$285 $385 $515
$658 $1,123 $1,748
©.$109,000 ©. -F - $188,000 . -5 |, . $291,0000 ¢
$131,000 $225,000 $350,000

Notes:
1. Based on households allecating 309% of their monthly earnings toward housing cost.
2. Based on a conventional 30-year loan, 6% interest and a 209 down payment.

Scurce: Lisa Wise Consuiting, 2009
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Housing Needs

This section provides an analysis of special needs groups, which includes persons with disabilities, elderly,
farge families, female-headed households, farmworkers, and families or persons in need of emergency shelter.
individuals falling into these categories are often faced with a higher cost of living or have trouble accessing
goods and services. By identifying individuals in these categories, appropriate programs can be developed to
assist in providing adequate housing types.

Persons with Disabilities

According o the U.S. Census, a disability is a long-lasting physical, menial, or emotional cendition. This
condition can make it difficult for a person o conduct activities such as waiking, climbing stairs, dressing,
bathing, learning, or remembering. This condition ¢an also impade a person from being able to venture
outside the home alone or to work at a job or business.

Housing needs for those with disabilities vary depending on the severity of the disability type. Many disabled
persons live in their own home, in an independent situation, or with other family members. White figures
provided by the Census provide useful infoermation regarding the disabled popuiation, not ali disabilities
require the need for accessible (based on Americans with Disabilities Act (ADA) standards) or fow-income
houstng. The U.S. Census collects data for several categories of disability. These categories are defined below:

General disabilities:

= Sensory disability: Blindness, deafness, or a severe vision or hearing impairment.

= Physical disability: A condition that substantially limits one or more basic physical activities such as
walking, climbing stairs, reaching, lifting, or carrying.

Disabilities lasting six months or more:

.+ Mental disability: Difficulty learning, remembering, or concentrating.

. Self—cére-disability: Difficulty dressing, bathing, or getting around inside the home.

< Going outside of home disability: Difficulty going outside the home alone to shop or visit a doctors office.
- Employment disability: Difficulty working at a job or business.

As of 2000, there were 6,766 persons aged five and over in the City with a disability (See Table B.1). This is
about 25 percent of the population (26,865). Of disabled residents, 10 percent have a sensory disability, 25
percent have a physical disability, 16 percent have a mental disability, 6 percent have a self-care disability, 15
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Table B.1 City of Benicia;
Disability by Type, 2000

Total Population - _ : Percent

Source: U.S. Census N

percent have a go-outside-home disability, and 28 percent have an employment disability.

Physically disabled persons generally require modifications to housing such as: wheelchair ramps, elevators
or lifts, wide doorways, accessible cabinetry, modified fixtures and appliances, etc. If the disability prevents
the person from operating a vehicle, then proximity o services and access to public transportation are also
important. People with severe physicai or mental disabilities may also require supportive housing, nursing
facilities, or care facilities, If the physical disability prevents individuals from working or limits their income,
then the ability to meet the cost of housing and the costs of modifications becomes more difficult. Many
disabled people reply solely on Social Security Income, which is insufficient for market rate housing.

The State requires that those with disabilities receive opportunities for reasonable accommodation for
housing opportunities. An analysis of housing constraints for residents with disabilities is included under the
constraints discussion in Appendix E.

A growing number of architects and developers are integrating Universal Design principles into their projects
to increase the accessibility of the built environment. The intent of Universal Design is to simplify design

and construction by making products, communications, and the built environment more usable by as many
people as possible without the need for adaptation or specialized design. New construction could increase
the opportunities in housing and employment for everyone by applying these principles, in addition to the
regulations specified in the Americans with Disabilities Act (ADA). The following are the seven principles of
universal design as outlined by the Center for Universal Design: '

+ Equitable Use: The design is useful and marketable to people with diverse abilities.

- Flexibility in Use: The design accommodates a wide range of individual preferences and abilities.

+ Simple and Intuitive: Use of the design is easy to understand, regardiess of the user’s experience,
knowledge, language skills, or current concentration level.
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«  Perceptible Information: The design communicates necessary information effectively o the user,
regardless of ambient conditions or the user’s sensory abilities.

- Toterance for Error: The design minimizes hazards and the adverse conseguences of accidental or
unintended action,

»  Low Physical Effort: The design can be used efficiently and comfortably with minimum fatigue.

«  Size and Space for Approach and Use: Appropriate size and space is provided for approach, reach,
manipulation, and use regardless of user's body size, posture, or mobility.

Elderly
Senior households are included in those with special housing needs due to the likelihood of imited income,
physica! disabilities, or higher health care costs.

The special needs of seniors can by met through congregate care, rent subsidies, shared housing, and housing
rehabilitation assistance. For the frail or disabled elderly, housing with architfectural design features that
accommodate disabiliiies can help extend the ability to live independently. In addition, seniors with mobility/
self-care limitations benefit from transportation options.

As of the 2000 Census, there were 1,646 senior househoids in the City comprised of 1,306 owners and 340
renters (See Table B.2). In 2000 there were 546 elderly living below the poverty level. Below the poverty
level is defined as 50 percent and below of area median income. This figure represents 2 percent of the total
population and 33 percent of the total senior population. ‘

Table B.2 City of Benicia: Tenure by Age of Househoider, 2000
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Source: U.S. Cansus

Table B.3 City of Benicia: Elderiy Households by income and Tenure, 2000
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Source: CHAS Databook
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Large Households

California Department of Housing and Community Development (HCD) identifies large households are those
having five or more persons. The 2000 Census illustrates that there are 968 (9 percent of total households)
large households (See Table B.4). Within this category, 68 households earn less than 50 percent of the area
median income and are under the poverty level (See Table B.5).

Table B.4 City of Benicia: Tenure by Household Size, 2000

' 1-4 Persns Bt Pérsons

Number Percent Number | F'erce-nt

Source; U.S. Census

Table B.5 City of Benicia: Household Size by Income, 2000

. 1-4 persons i .
income Level ' e :

_ 5+ persons
Number “"‘r ‘

1% , , 83% . _
e - 7097 100% 944 100%
Note: Data from CHAS uses AM|, ali other instances of this type of data jn this document uses

MF1.

Source: CHAS Databook

Gf the 10,325 housing units within the City, 3,030 (29 percent) have 4 or more bedrooms (See Table B.6).
However, while larger units are available within the City, affordability is likey still an issue for many families.

Table B.e City of Benicia: Existing Housing Stock Number of Bedrooms by Tenure, 2000

© Owner Households Renter Households
Bedroom Type B e—— -

Nu m ber Parcent

Source: U.S. Census

Female-Headed Households
Table B.7 identifies fernale-headed households, where no husband of the householder is present.
Approximately 1,148 of the 10,552 tota! households (11 percent of total households) are female-headed

households, Of this total, 136 households (12 percent of female-headed households) are under the poverty
level.
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Table B.7 City of Benicia: Female-Headed Households, 2000

726 6%
422 4%

229 29 |
136 1%
1%

A0

Source: US Census

Homeless
According to the Benicia Community Action Council (CAC), there are at [east 55 homeless in the City. There

are no sheliers for homeless in the City. The closest facility is located in Valiejo. Studies are currently being
conducted by the Community Action Partnership of Solano (CAP Solano) that will provide additicnal updated
information about homelessness within the community. Program 3.01 in Chapter 4 requires that the City will
amend the Zoning Ordinance to allow emergency shelters by right in the RS, RM, and RH zone districts.

Farmworkers
According to the Solano County Department of Agriculture, the County ranked 30th in the State for agricultural
production in 2007. Total agricultural production totaled over $268 million in 2007, a 13 percent increase from

$233 millien in 2005,

Although the majority of the County is located within the State’s primary agricuiture region, Benicia is located
within the urbanized bay area does not possess large ares of agricultural land. The closest agricultural region,
‘Western Hills, is located 2 miles north of the City. As of the 2000 Census, only 42 residents in the City were
working within the agriculfural sector, Accordingly, farmworker housing needs are not an issue for Benicia.
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C.1 Land Inventory

State law emphasizes the importance of an
adequate land supply by requiring each housing
element to identify “ ...sites...to facilitate and
encourage the development of a varfety of types
of housing for all income levels . . .” (Government
Code Section 65583(c)(1)). To provide for new
housing, enough land must be zoned to allow for
the construction of a variety of housing at densities
that will satisfy the objectives of the housing
element. The land must also have access to
appropriate public services, such as water, sewage
treatment, storm drainage, and roads,

Vacant Land

The City’s land inventory was developed using the
Solano County Geographic Information System
(GIS) database with input from City Staff. As
shown in Table C.1 on the following page, there
are 76 vacant parcels on 27 acres suitable for
residential development that have the capacity to
accommodate approximately 226 homes (see also
Figures C.1.A and C.1.B). The 80 percent buildout
factor for vacant parcels is based on historical
trends and the assumption that development
standards combined with unique site features may
not always lead to 100 percent buildout. There may
also be political barriers to full development (See
Appendix F for a full list of parcels by Assessor
Parcel Number.)

Appendix C: Sites Inventory & Analysis

Inventory
& Analysis

However, even if 226 new homes were built, the
City would not fully accommodate the remaining
Regional Housing Needs Allocation of 431 housing
units through 2014 (See Tabie C.3). The City also
recognizes that the State requires land zoned

at a mintmum of 20 units per acre to meet the
very low and low income housing allocation.
There are about 2 acres in the TC zone that

can accommodate about 33 units. However, the
City has a remaining need of 246 units in these
categories. In order to address the shortfall,

the City proposes Programs 2.03 and 2.04 to
identify and rezone land for 213 higher-density
units (see Chapter 4). The City needs 1o identify
approximately 11 acres to rezone o 20 units/
acre to meet the shortfall. Under State law, half
of this acreage needs to be zoned for residential
use only. The City has developed two lists of
sites that couid potentially be rezoned to meet
this State requirement. The lists can be found in
Appendix | (Vacant Buildable sites) and Appendix J
(Opportunity Sites). These lists are subsets of the
list in Appendix F.

Constrained Land

Constrained sites in the City are vacant parcels
that are currently zoned for very limited residential
development or single family fots smaller than
6,000 square feet, the minimum lot size in the RS
zone. There are 19 constrained parcels totalling
about 4 acres (see Table C.2 and Appendix F).
There are several programs proposed in Chapter 4
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Table C.1 City of Bemcna Vacant Land Enventory

oGP
- Designation-.| Parceis |

80% Dens;ty

Max Denmty Viax c!u/‘zc 2 oo

Allowed

i 80%, 'éliu/ac | Infrasiructure

Low Density ‘ .
17.33 Residential 65 7 i21 5.6 97 Yes

- Médium ¢
‘Density ¢
Residential

Yes -

Business and
8.51 Professional 6 14 119 11.2 85 Yes
Office ‘

Downtown
Mixed Use 4 2l

Source: Solano County GIS with input from the City of Benicia

Table C.2 City of Benicja: Constrained Land Inventory

GP | #of | Max Density
Designation i Parcels Allowed

809% Density

Max du/ac Aliowed

Zone i Acres

80% du/ac | Infrastructure

Low Density
1.08 Residential 12 7 7 5.6 & Yes
Cuh UHighDensity |
228 Residential |~ Lo ‘ 2.1 KR 47 ‘
Downtown
0.11 Mixed Use 1 14 | 1.2 1 Yes
1213 | 14 | ~ 162 e 129 |
General 5 21 31 16.8 25 Yes
Commercial i

. i |
| X 31 . | 25 {

— i ——

19 61

Source: Sclano County GIS with input from the City of Benicia

Table C.3 City of Benicia: Remaining RHNA Analysis

Moderate-
income

Very Low-

!
i Low-incom
Income i ome

Moderate- Total

Source: City of Benicia 2009; ABAG 2008



to remove constraints to residential development on
these sites.,

Opportunity Sites

Opportunity sites that are already developed or
that are underutilized and have been identified as
having potential to be redesigned for neighborhood
revitalization or redevelopment (see Appendix

F). These sites comprise approximately 27 acres
and include Solano Square, Southampion Center,
the Senior Center, and a parcel at 1115 West 5th
Street. Sites such as Solano Square because of its
location, access to regional transi, and proximity
to downtown, could be redesigned or redeveloped
with a mix of uses, including housing above retail
or commercial spaces. Program 2.04 encourages
revitalization of select underutilized sites. The
City has identifted certain opportunity sites with
potential for rezoning and redevelopment (See
Appendix J).

Another opportunity site is Capitol Heights, which
is a 75-unit complex owned and managed by the
Housing Authority. The public housing consists of
one-, two-, three-, and four-bedroom uniis built

in 1953 and compietely remodeled in the 1990s,
Six of the units were remodeled with accessibility
features. The site is almost nine acres. At the
current build out, the units per acre is about 8.3.
All or a portion of the site could be redeveloped at
a higher density to use this land more efficiently.

C.2 Infrastructure
Capacity

The proximity, availability, and capacity of
infrastructure helps to determine the suitability

of water and sewer capacity available io
accommeodate the housing needs during the
planning period. The current infrastructure capacity
is sufficient to accommeodate the 2007-2014 RHNA.

Wastewater Treatment

The City's sewer plant, located along the Carginez
Strait, has a design capacity of 4.5 million galfons
per day {mgd).

Appendix C: Sites Inventory & Analysis

Water System

The City’s drinking water supply originates from
three sources: the State Water Project via the North
Bay Aqueduct (NBA) (primary source), the Solano
Water Project via the Putah South Canal (PSC)
{alternate source), and Lake Herman (emergency
source). The average flow of water treated at the
Benicia Water Treatment Plant (WTP) in 2008

was 6.6 mgd with a peak of 10.5 mgd in July. The
Benicia WTP has a hydraulic capacity of 12 mgd.
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D.1 Housing Assistance

The City of Benicia offers a housing rehabilitation
program. The City of Benicia does not have a
Redevelopment Agency, and therefore, does not
have a housing set-aside balance to fund housing
refated programs and activities. A proposal was put
forward by the City Manager's Office in the mid-
1980s, which was initially supported by the City
Council, to form such an agency in Benicia. The
motivation behind the formation of the agency was
to create a financing mechanism to purchase and
fund properties within the downtown and industrial
park improvement project areas. Initially i
appeared there was adeqguate community interest
o support such a measure; however, as lime

went on a citizen’s group against the creation of a
redevelopment agency initiated a ballot measure
(1988) to prohibit the formation of the agency. The
City Council at the time conciuded that it was not
judicious to proceed with formation of the agency
in light of such strong public opposition. The idea
was dropped and no Council since has initiated the
concept again.

The Benicia Housing Authority adminisiers housing
choice vouchers and public housing including
senior housing. '

Funding for these programs is provided through:
CDBG revolving loan fund monies, Section 8
vouchers, and U.S. Department of Housing and

Appendix D: Housing Rascurces

Housing
Resources

Urban Development (HUD) subsidies, The Benicia
Housing Authority aiso has a Security Deposit Loan
Program where persons moving into a housing unit
can obtain a loan for up to $1,000, with no interest,
to be paid back within 18 months, that covers a
portion of the initial cost of the security deposit.

Housing Rehabilitation Loan Program

Benicia’s Housing Rehabititation Program is
administered through by Vallejo Neighborhood
Housing Services. This program is funded through
a revolving loan fund that receives monies from
CDBG grants. Eligible applicants include:

*  Low-and very low-income homeowners
(income eligibility is based on the annual
Solano County median income for a family
of four), and

= Landlords who wiil rent fo fow- and very
low-income tenants for a period of not less
than five years.

Loans are given for a period of 20 years. The
amount of the loan is based on the value of the
house. Interest payments are deferred for lower
income or disabled homeowners, while landlords
pay four percent interest.

Housing Choice Youcher Program

The Housing Authority onerates the Housing
Choice Voucher Program in Benicia with financial
assistance from HUD. The program provides
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subsidies to low-, very low-, and extremely low-
income tenants renting privalely-owned dweilings.
Currently, this program has authorized funding

to assist 372 families. The Mousing Authority

has applied for 25 more vouchers. Assisted
tenants generally pay 30 percent of their income
towards the total cost of rent and utilities and the
voucher covers the difference between the tenant
coniribution and the total cost of rent and utilities.
The Housing Authority inspects the units annually
1o ensure that the assisted tenanis are living in
decent, safe, and sanitary dwellings.

The market rent plus average utility costs for

the dwelling must be less than the Voucher
Payment Standard Schedute (VPS) for the number
of bedrooms in the dwelling (see below for a
discussion of Voucher Payment Standards). In
some cases the tenant family may rent a dwelling
unit that costs more than the VPS schedule, but in
that case they must pay the overage which cannot
increase their contribution above 40 percent of
their income. Participation in the program is
veluntary on the part of tenants and landlords.
The Housing Authority provides preference in
admission o the program to veierans, persons with
disabilities, families with a head of household or
spouse who works or attends school or a training
program, victims of federally declared disasters,
and persons who already live or work in Benicia,
There are approximately 500 families signed up on
a four-year waitlist fo receive vouchers in Benicia,

Section 8 Home Ownership Program

The Benicia Housing Authority utilizes some of
its HUD funding for the Housing Choice Voucher
Program to also assist low-income first-time
home buyers in Benicia. The Authority subsidizes
the costs of home ownership expenses in the
same fashion that it subsidizes rental cosis. The
purchasing family must work or be disabled, meet
income standards, and complete a home buyer
training course before purchasing a home. They
are expected to contribute at {east 30 percent of
their adjusted income towards home ownership
expenses. The Housing Authority then pays the
difference between those expenses, up to the
applicable Voucher Payment Standard amount
and the home buyer’s contribution. Buyers find

their own homes and their own financing, but

the Authority must approve both for the family

to qualify for Section 8 assistance. Home buyer
expenses that are eligible for assistance include
mortgage principle and interest, property taxes,
insurance, utilities, maintenance and replacement
reserve allowances, and condominium home owner
association dues, if applicable. According to the
Housing Authority, this program has helped at .
teast 12 low-income families purchase a home

in the City thus far. Due 1o the cost of housing in
Benicia, the purchase of a singie-family home is
difficult with the help of Section 8 homeownership
vouchers, unless it is tied to a speciic affordable
project,

Public Heusing Program
The Benicia Housing Authority owns or manages
the following affordable housing developments:

Capitol Heights Public Housing

Location: Riverhill Drive and Bayview Circle
Units: 75

Constructed: 1954

Casa de Vilarrasa | Senior Housing
Location: 383 East | Street

Units: 40

Constructed: 1984

Casa de Vilarrasa [l Senior Housing
Location: 921 East 4th Street
Units: 40

Constructed: 1286

Bay Ridge Apartments

Location: Rose Drive at Cambridge Drive
Units: 50

Constructed: 2003

Burgess Point Apartments
Location: 91 Riverview Terrace
Units: 56

Constructed: 2003

The 75-unit Capitol Heights development consists
of one-, two-, three-, and four-bedroom units

built in 1953 and completely remodeled in the
1990s. Six of the units were remodeled with



accessibility features. Admission is limited to
families with gross family incomes of 80 percent
or less of Solano County’s median income. Rent

is limited to 30 percent of family income, and the
Authority receives federal subsidies to make up

the difference between its rent roll and the total
costs of operating and maintaining the project. The
same preferences listed above for admission to the
Housing Voucher program also extend to the public
housing program. The Capitol Heights units are
very popuiar and vacancies are limited.

The Housing Authority manages the b4-unit Bay
Ridge Apartments and the 56-units at Burgess
Point Apartments both built in 2003. The Bay
Ridge development was not funded by the
Inclusionary Housing Ordinance, however, four
of the units were mitigation for the Harbor Walk
project, which was subject 1o the Inclusionary
Housing Ordinance. Fifty of the Bay Ridge units
were mitigation for the Tourtelot development.
The Tourtelot project pre-dated the inciusionary
ordinance, but the developer agreed to construct
affordable units as part of their agreement with the
City.

Senior Housing

The Benicia Housing Authority manages under

a master lease 80 units of senior housing in the
Casa de Vilarrasa development. All the Casa de
Vilarrasa units have one-bedroom apartments
and tenants have access to spacious lobby areas
and a community room, The State of California
subsidizes 52 of the 80 units through the Rental
Housing Construction Program, Casa de Vilarrasa
was built in two phases in 1984 and 1986

and about half of the State's required 30-year
affordability period remains in effect. Tenants in
the State subsidized units typically pay 25 percent
of their income towards the total cost of rent and
utilities. Market rate units are also available to
seniors at Casa de Vilarrasa.

D.2 Voucher Payment
Standards

tn order to control the costs of the Housing
Choice Voucher program, the federal government
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sets limits on the amount of subsidy that may

be provided to any participating family. The

chief mechanism for controlling costs is the ruie
regarding establishment of Voucher Payment
Standards. Each year, on or about October 1,
HUD publishes Fair Market Rents (FMRs) for
every Metropolitan Statistical Area (MSA) and
Non-metropolitan county in the United States.
The FMRs for any housing market area are HUD's
determination of the 40th percentile rent (or 50th
percentile rent in certain high-cost areas) for
standard quality rental units occupied by recent
movers in that market area by bedroom size, The
purpose of HUD publishing FMRs is to ensure that
a reasonable number of rental units are available
for rent to tenants participating in the Housing
Choice VYoucher program while limiting program
costs to the cost of renting modestly priced
housing units.

D.3 Availability of
Financing

Many State of California programs exist to provide
cities, communities, and counties financial
assistance in the development, preservation,

and rehabilitation of units for workforce housing.
The Department of Heusing and Community
Development identifies and provides detailed
information on the grants and loans available for
affordable and workforce housing, which include:

Affordable Housing Innovation Program: This
orogram provides grants or loans to fund the
development or preservation of workforce housing.

Building Equity and Growth in Neighborhoods
Program: Provides grants and loans to first-time
low and moderate-income buyers.,
www.hcd.ca.gov/fa/begin

CalHome Program: Provides grants and loans to
very-fow income homeowners.
www.hcd.ca.gov/fa/calhome

Emergency Housing and Assistance Program
Capital Development: Provides deferred payment
loans for capital development activities for:
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emergency shelters, transitional housing, and safe
havens.
www.hcd.ca.gov/fa/ehap/ehapced.htmi

Emergency Housing and Assistance Program
Operating Facility Grants: Provides grants for:
emergency shelters, transitional housing, and
supportive services for homeless individuals and
families.

www.hed.ca.gov/fa/ehap/

Enterprise Zone Program: Provides incentives
such as sales tax credits and operation deductions
for business investment.
www.hcd.ca.gov/fa/cdbg/ez/#HELZ

Federal Emergency Shelter Grant Program:
Provides grants to fund emergency shelters and
transitional housing for the homeless.
www.hud.gov/offices/cpd/homeless/programs/
esg/

Governor’'s Homeless Initiative: Provides loans
for the development of supportive housing for
homeless residents who suffer from severe mental
iliness. :
www.hcd.ca.gov/fa/ghi

HOME Investment Partnerships Program: Provides
cities, counties, and nonprofit organizations with
grants and low-interest loans to develop and
preserve workforce housing.
www.hud.gov/offices/cpd/affordablehousing/
programs/home/

Housing Assistance Program: Provides grants to
assist housing payments for extremely-low o very-
low-income housing.

www.hcd.ca.gav/fa/hap

Joe Serna, Jr. Farmworker Housing Grant
Program: Provides grants and loans to finance the
construction, repair, and purchase of rental units
for farmworker housing.

www.hed.ca.gov/fa/fwhg

Multifamily Housing Program: Provide deferred
payment loans to fund the construction, repair,

and purchase of permanent and rental units for
supportive housing. This includes housing for low-
income residents with disabilities, or those who are
at risk of homelessness.

www.hcd.ca.gov/fa/mhp

Office of Migrant Services: Provides grants io
assist in seasonal rental housing and support for
migrant farmworker families.
www.hcd.ca.gov/fa/oms

Predevelopment Loan Program: Provides short-
term loans for financing low-income housing
projects.

www.hcd.ca.gov/fa/pdip

State CDBG Program Economic Development
Allocation, Over the Counter Component: Provides
grants o create or sustain jobs for rural low-
income workers.
www.hcd.ca.gov/fa/cdbg/econdev.html

State CDBG Program General, Native American,
and Colonias Allocations: Provides grants to fund
housing, capital improvement, and community
projects that benefit lower-income residents in
rural communities,
www.hed.ca.gov/fa/cdbg/gennatamcol.htmi

Workforce Housing Reward Program: Provides
grants to cities and counties that approve permits
for new workforce housing going to very-low to low-
income househoalds.

www.hcd.ca.gov/fa/whrp



State housing law requires the City to review both
governmental and non-governmental constraints
to the construction of affordable housing in order
to remove and/or mitigate potentially negative
effects. This Section analyzes constraints to
housing production and, where necessary, provides
recommendations to remove or minimize their
impacts,

E.1 Local Government
Constraints

Local policies and regulations can affect the
quantity and type of residential development.
Since governmental actions can constrain the
development and the affordability of housing, State
law requires the housing element to “address and,
where appropriate and legally possible, remove
governmental constraints to the maintenance,
improvermnent, and development of housing”
(Government Code § 65583({c)(3)).

The City’s primary policies and reguiations that
affect residential development and housing
affordability include: the Zoning Ordinance, the
General Plan, the Arsenal Historic Conservation
Plan, the Downtown Historic Conservation Plan, the
Downtown Mixed Use Master Plan, development
procassing procedures and fees, on and off-

site improvement requirements, and building
codes, In addition {o a review of these policies
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nstrms

and regulations, an analysis of governmental
constraints on housing production for persons with
disabilities is included ir this section.

E.1.1 Zoning Ordinance

The Zoning Ordinance intiudes three residential
zoning districts, four commercial distriets, one
industrial district, one open space district, and
four form-based districts that allow residential
development. The maximum residential density
aliowed is 21 units per acre.

These districts are addressed befow, followed by
specific development regulations for accessory
dwelling units and emergency shelter.

The 2007 Downfown Mixed Use Master Plan
includes form-based development standards within
the downtown to support pedestrian-oriented,
mixed-use development,

a) Single-Family Residential (RS) District

The RS district makes up 75 percent of ail
residential zone districts. Duplexes, triplexes and
fourplexes existing as of July 1, 1977, are ailowed
to remaln, but all new residential development
must be single-family dwellings or approved
accessory structures. Second units, referred to as
accessory dwelling units, are permitted by right
in the RS district, subject to specific development
standards identified in Section 17.70.060.D {see
Table E.5). The maximum allowable density is 7
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units per acre. The RS district is consistent with
and implements the Residential, Low Density land
use designation of the Generat Plan.

b) Medium-Density Residential (RM) District The
RM district makes up 16 percent of all residential
zoning districts. Housing types include duplexes,
new townhouses, and clustered housing. Second
units (accessory dwelling units) are permitted

by right in the RM district, subiect to specific
development standards identified in Section
17.70.060.D (see Table E.5). The maximum

‘altowable density is 14 units per acre. The RM

zoning district is consistent with and implements
the Residential, Medium Density land use
designation of the General Plan.

¢) High-Density Residential (RH) District

The RH district makes up just 9 percent of all
residential zoning districts. Housing types include
apartments and townhouses. Second units
{accessory dwelling units) are permitted by right
in the RH district, subject to specific development
standards identified in Section 17.70.060.D (see
Table E.5). The maximum allowable density is 21
units per acre. The RH zoning district is consistent
with and implements the High Density Residential
land use designation of the General Plan.

d) Community Commercial (CC) District

The CC district is applied to areas appropriate

for businesses serving the daily needs of

nearby residential areas. The zone establishes
development standards that prevent adverse
effects on residential uses adjoining the CC
district. In addition to commercial uses, live/
work quarters and second story single- and multi-
family residential are permitted in the CC district.
General Day Care and Residential Care are allowed
with a use permit. The CC district implements the
Community Commercial land use designation of
the General Plan.

e) Commercial Office (CO) District

The CO district allows/includes offices of
residential scale and residential development that
is protected from the more intense levels of activity
associated with retail commercial development.
Second stary single- and multi-family residential

are permitted in the CO district. General day care
and general residential care are aillowed with a use
permit, The CO district implements the Business
and Professional Office ltand use designation of the
General Plan.

f) General Commercial {CG) District

The CG district is applied o areas appropriate
for the full range of retail and service businesses,
including businesses not permitted in other
commercial districts because they attract heavy
vehicular traffic or have certain adverse impacts.
In addition to commercial uses, live/work quariers
are permitted in the CG district. Group residential
is allowed with a use permit. The CG district

is consistent with and implements the General
Commercial land use designation of the General
Plan.

g) Waterfront Commercial (CW) District

The CW district is applied to areas appropriate

for waterfront-related development around the
Benicia marina and along the shoreline. In addition
to commercial uses, live/work quarters and multi-
family residential are permitied in the CW district.
Residential care, limited is also permitted by right
in this district. The CW district is consistent with
and implemenis the Waterfront Commercia! land
use designation of the Genera!l Plan.

h) Limited Industrial (IL) District

The Il district is applied to areas appropriate

for business and commercial services and light
manufacturing. In addition live/work quarters are
allowed with a use permit in the IL district. General
day care is allowed with a use permit. The IL
district implements the limited industrial land use
designation of the General Plan.

i) Open Space (0S) District
The OS district is applied fo areas appropriate for

. large public or private sites. [n addition {0 open

space uses, single-family residential is permitted in
the OS district inside the urban growth boundary.
Residential is limited to one dwelling unif and one
accessory dwelling unit per parcel. The OS district
imptements the Open Space land use designation
of the General Plan.



j) Form-Based Zones/Downtown

Land use regulations and development standards
for the downtown are regulated by the Downtown
Mixed Use Master Plan. The Downtown Mixed
Use Master Pian sets forth five form-based
zoning districts that are designed fo ensure that
mixed-use development is compatible with and
contributes to the character of the street, the
downtown, and adjoining neighborhoods (see Table
E.2 for Districts). These zones implement the
Mixed Use Downtown land use designation of the
General Plan.

Residential development is allowed in four zoning
districts in the Downtown. In the Town Core (TC)
and the Town Core Open (TC-O) residential is
allowed on the upper floors. In the Neighborhood
General (NG) and Neighborhood General

Open (NG-0) residential is allowed on both the
ground and upper floors. Additionally, in the
Neighborhood General (NG) accessory buildings
can accommodate residential uses are allowed.

Appendix E: Constraints
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Table E.1 displays the types of permits necessary for residential uses in the City of Benicia.

Table E.1: Zoning Districts Permitting Residential Uses

Residential Uses Zoning District

o RS | RM | RH | Ccc | co | ca | cw | I 0s
o - P P P P1 Pl — pt - P

— P = p1 p1 —_ pt — S~

— UP | UP | - - up — — —

- - _ P — P P UP —

UP | up | UP | upz | upz | .. | upz | UP —

P P P — — — P - -

P P F - — — P — e
P P P - — — — . P
— p P _ e —_ — — _

P: Permitted
UP: Use Permit Required
— Not allowed

1. Not permitted on ground level. ,
2. Planning Commission use permit required, except that the community development director may
approve use permits for large family day care homes caring for 7 to 12 children, as defined in Chapter 3.4
of the California Health and Safety Code. .
3. Permitted only if there is a single-family dwelling on the lot and site meets standards from Section
17.70.060.D
4, Not permitted on lands outside urban growth boundary. On lands inside the urban growth boundary,
limited to one primary dwelling unif and one accessory dwelling unit per site.
5. Emergency shelters and transitional housing are not specifically identified as permitted in any particutar
zone, however Subsection 17.08.020.M of Zoning Ordinance states: In the administration of its zoning
and land use policies regarding homeless shelters, transitional housing, supportive housing or other
housing designed {o assist homeless persons or persons with special needs, the City shall comply with all
applicable state and federal fair housing laws.

Source: City of Benicia Zoning Ordinance (last updated 2008)
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Table E.2: Downtown Mixed Use Master Plan Zoning Districts
Permitting Residential Uses

0 G
—_ P P § F
pr = P ! P
— — P P |
pe p2 e _
p2 p2 P P
P2 ; p2 o —
MPZ P — — |
P P | p P 2
p2 T — up E
p2 MUP — MUP E
p2 MUP MUP MUP )
IR T up TR
p2 P P P
o - E - o
4
. — ‘; - o
J A

Notes:

F: Permitted

MUP: Minor Use Permit Required - staff review only

UP: Use Permit Required

—: Use not allowed

1. Aliowed on upper floors only

2. ’Alfowed only on upper floors or behind ground floor use (except along the waterfront).

3. Not specifically identified as permitted in any particular zone, however Subsection 17.08.020.M of
Zoning Ordinance states: in the administration of its zoning and land use policies regarding homeless
shelters, transitional housing, supportive housing or other housing designed to assist homeless persons or

persons with special needs, the City shalt comply with all applicable state and federa! fair housing laws.
Source: City of Benicia Downtown Mixed Use Master Plan, 2007
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Development Standards

Table E.3 provides development standards for the residential districts. Table £.4 provides development
standards for the form-based code districts, The development standards generally do not impede the City’s
ability to achieve maximum allowable densities. However, the City has proposed Program 1.09 to reduce lot

size in the RS district.

SF = Single-family dwelling

MF = Muitifamily dwelling

Table £.3: Residential Zoning District Development Standards

Zoning District

RS | RM RH
! -
6,000 sf 3,000 sf 2,000 sf
4,800 sf 2,400 st 1,600 sf
- 2,000 sf 1,300 sf
6,000 sfl 6,000 sft 7,500 sf!
50 . 60 1t, 60 ft.
20 4. 20 ft. 20 ft.
5ft, 6 ft.; 10 ft. (avg.) 6 ft.; 10 fi. (avg.)
10 #. 15 1t, 15 ft.
15 ft. 15 . 15 fi.
30 ft, 35 #t, .35 b,
4009, 454, 50%

SF - 2 spaces inciuding 1 covered/unit
MF Studios - 1.2 spaces/unit
MF 1-2 hedroom - 1.5 spaces/unit
MF 3 or more bedrooms - 2.0 spaces/unit

SF

1. Uses requiring a use permit have a minimum of 12,000 sf

Notes from Zoning Ordinance:

SE/MF

SF/MF

(H) In the RM and RH districts, the average yard width shall be 10 feet, and the minimum width six feet.
(R) Reduction of Lot Width. In an RS district, the community development director may approve a tentative

parcel map containing up to four lots, and the planning commission may approve a tentative subdivision

with five or more lots, with lot widths of less than 60 feef, but not less than 50 feet, if the following criteria

are met:

(1) The applicant shall provide documented evidence to the pianning commission or community

development director that property within 300 feet of the original parcel is developed or

subdivided; and
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(2) The applicant shall provide documented evidence of the existing lot width of properties within
300 feet of the original parcel. Minimum lot width of new parcels shall be the average of all lot
widths within the 300 feet comparison area, or at feast 50 feet wide, whichever is greater; and
(3) The applicant must show that the land falls naturally into a pattern of lots containing less than
60-foot lot widths; and
(4) Flag iots shall comply with subsection (S) of this section, Flag Lots; and
(5} The reduction of lot width will not be detrimental to the public welfare nor injurious to other
property in the vicinity; and
{6) The planning commission or community development director must be satisfiad that the
applicant has not sold or transferred land, or taken any other steps to create the artificial resuif that
the lot or lots will not meet the 60-foot lot width requirement,
The planning commission or community devetopment director may aitach additional requirements
to the subdivision to ensure that the reduction in lot width is not injurious to property or detrimental
to the public welfare, such as by providing for adequate distance between buildings and between
driveways. The ériteréa abiove shall be incorporated into the findings of approval for any such
subdivision.

(S) Flag Logs. A tentative parcel map with four or fewer lots that contains up to two flag lots in the RS district

may be approved, if the foliowing criteria are met:
(1) Parcel map and flag lot configuration shail require planning commission review and approval;
(2) The original parcel’s shape, location or fopography creates areas that could be developed with a
residence that would not front on public streets;
(3) The portion of the lot providing the access corridor shall not be counted fowards meeting
minimum lot size requirements for the flag lot:
(4} Flag tot shall have a minimum street frontage of 25 feet,
(5) Driveway accessing flag lot shall be paved with a minimum 16-foot width o access one lof;
(6) Up to two lots may be accessed via one access driveway, provided the street frontage is
increased to 30 feet and the paved driveway is increased fo 19 feet;
(7) Width of lot shall measure at least 60 feet where the access corridor ends;
(8) Side and rear yard setbacks for flag lot and adjoining lots shall be measured from the access
corridor;
(9) Front yard setback for flag lois shall be measured from where the access corridor ends;
(10} The community development director shall be satisfied the applicant has not sold or transferred
land, or taken any other steps to create the artificial result that the original parcel is shaped
irregularly; and
(11) Further subdivision of flag lots shall not be allowed.
The planning cormmission may attach additional requirements to the parcel map to ensure that the
creation of a flag ot is not injurious to property or detrimental to the public weifare. The criteria

above shall be incorporated into the findings of approvai for any such subdivision.

Source: City of Benicia Zoning Ordinance (last updated 2008)
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Table E£.4: Downtown Mixed Use Master Plan Area Development Standards

_l Zoning District
imﬂ "TC-O

e owe oo e

Bullcl To Line (BTL) (i);staﬂce from Propei ty Lme)
0 ft.

01t 3ft. 4 ft. one side & 8 ft. other

8 ft. Adjacent to NG Zone 40 ft. Main 35 ft. Main
5 ft. Adjacent to any other Zone Building? Building®

80% min 80% min 50%, min
" 30% min N/A 309% min
125 ft, 75 . ‘ 50 ft.
100 ft. 150 f. 150 ft.
' 40 1. (2.5 stories) | 25 ft. (2.5 stories)’ 30 ft. (2.5 stories)
22 1t 16 ft, _ o
.5 space/studio unit
1 space/unit 1-2 bedroom unit 1 space/unit
.5 space/studio unit 3+ bedroom unit 1 space plus .5

space/bedroom over 2

1 May be reduced to meet furthest back adjacent Buuid to Line if adjacent Build to Line if adjacent Build
Line is less than 20 feet from property line.

2. Setback shall be measured from 120 feet from front property line if no alley adjoins the property.

Source: City of Benicia Downtown Mixed Use Master Plan, 2007




Accessory Dwelling Units/Second Units

To encourage establishment of second units on
existing developed lots, State law requires cities
and counties to either adopt an ordinance based on
standards set out in the law authorizing ¢reation of
second units in residentially-zoned areas, or where
no ordinance has been adopted, o aliow second
units i they meet standards set out in the State
law. The State requires ministerial consideration
of second-unit applications. Local governments
are precluded from prohibiting second units in
residentially zoned areas unless they make specific
findings.

Second units can be an important source of
affordable housing since they are typically smaller
in scale than primary units and thay do not have
direct land costs. Secoend units can also provide
supplemental income to the homeowner, thus
allowing the elderly to remain in their homes or
moderate-income families to afford houses.

The City adopted Section 17.70.060 (Accessory
dwelling units} which permits accessory dweliings
through an administrative process. According to
the Zoning Ordinance, one accessory dwelling unit
per parcel is permitted by right in all residential
districts (RS, RM, and RH) on lots with a single-
family dwelling, subject to specific design and
development standards.

Table E.5 sets out the design and development
standards for accessory dwelling units in the City
of Benicia. Table E.6 provides these standards for
areas within the Downtown Mixed Used Master Plan
Area. These standards do not conflict with State
law governing second units. The City has received
input that current fees, the minimum parcel size
required for a second unit, and other standards
are a constraint to developing second units in the
City. Program 1.09 is intended to address these
constraints.

Emergency Shelters, Transitional, and Supportive
Housing

In compliance with Chapter 633 of Statutes

2007 (SB 2), jurisdictions are required to permit
emergency shelters without discretionary permits,
and transitional and supportive housing are to be

A‘ppendix E: Constraints

considered residential uses subject only to those
restrictions that apply to other residential dwellings
of the same type in the same zone. The City of
Benicfa does not specif%caliy zone for emergency
shelters, transitional housing, or supportive housing.
Benicia Municipal Code Section 17.08.020.M states:

tn the administration of its zoning and land use
policies regarding homeless shelters, transitional
housing, supportive housing or other housing
designed to assist homeless persons or persons
with special needs, the City shall comply with all
applicable state and federal fair housing laws,

The purpose of Program 3.01 is to comply with SB
2, the “Fair Share Zoning” law by 2010,
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able E.5; Accessory DweilmgUn:t Standards

Permitted by right in residential districts

- Minimurn 6,000 sf

Same as primary unit requirements

< or equal to 800 sf

12 4. wall (15 ft. for a pitched roof)
No second story, other than unfinished storage

area

May be rented, although not required

except if a rear yard is adiacent to an alley
and a 4 ft. setback for a vehicle entrance to a

covered parking structure is maintained.

A 6 ft. distance from any existing dwelling
shall be maintained. A 10 t, distance shall he
maintained in the DMUMP area.

Units not permitted in a required yard or court

A minimum of three off-street parking
spaces shail be required for a lot containing
an accessory dwelling, One parking space,

which is not required fo be covered, shall

serve the accessory unit. The accessory

}g{ dwelling unit parking space shall not ba
placed within the requirgd front yard setback
unless, at the discretion of the Community

4 Development Director or designee, there is

% parking space to be located and appropriate

landscaping is provided.

Sﬂua‘ce Csty of Benicia Zoning Ordinance (last updated
2008)

Table E.6: Downtown Mixed Use Master Plan Area Accessory Dwelling Unit Standards

Zoning Dﬁstnct

700 sf. max

1000 sf. max

2 stories & 25’

1.5 stories & 157

Source: City of Benicia Downtown Mixed Use Master Plan, 2007



£.1.2 General Plan

The City of Benicia General Plan was adopted

in 1999, The Community Development and
Sustainability Chapter of the 1999 General Plan
designates the following land use categories:
residential, commercial, mixed use, industrial,
parks/open space, and public/quasi-public. The
General Plan designates land for residential use
in three residential categories, two mixed-use
categories, and five commercial categories,

Table E.7 lists the 1999 General Plan Land Use
Designations that allow residential uses. The
residential densities described in the Table are in
dwelling units per net acre. A net acre is the actual
area of a given property, exciusive of street rights-
of-way.

The 1999 General Plan identifies the City’s Urban
Growth Boundary (UGB) for the purpose of growth
control. The UGB is an officially adopted and
mapped line that separates the City’s urban area
from its surrounding greenbelt of open lands. The
implementation of the UGB does not constrain
residential development, but rather it directs
residential growth to already urbanized areas. This
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growih management tool helps to promote more
compact, contigucus urban development.

E.1.3 Bevelopment Processing Procedures

and Fees

Government policies and ordinances regutating
development affect the availability and cost of
new housing. Although land use controls have
the greatest direct impact, development approval
procedures and fees can affect housing costs as
well,

Permit and Development Fees

The City collects fees to help cover the costs of
permit processing, inspections, and ervironmental
review. Fees charged for building permits are
based on The construction values prescribed by
the California Building Code. The City also collects
development impact fees in accordance with

~California Government Code § 66000-66025 for

the provision of services such as roads, signals,
parks, sewer, water and storm drains. These fees
are generally assessed on the number of units in
a residential development and collecied at the
beginning of the approval process. Fees collected

Table E.7: Existing General Plan Land Use Designations and Corresponding Zoning Districts

' Residentiaf

i
0.1-7 23% (1,301 acres)
814 5% (283 acres)
15-21 3% (149 acres)
2.0 1.7% (B8 acres)
S 26 e % 50 acres)ﬂ S
1.2 0.08% (4.3 acres)
08.1.2 _ 0.39% (22 acres)
o 08-1.2 ] 0.28% (16 acres
1.2 2719 (153 acres)
" YC, TC-0, NG, NGO 2.0-2.4 | 0.42% (24 acres) |

Source: City of Benicia General Plan Land Use Element, 1999
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by the City do not exceed the City's costs for providing these services.

Tables E.8 and E.9 show several examples of current planning and building permit fees for residential

development.

Table E.8: Planning and Development Fees

Fee Catégoz‘y

Ptanning Fees

$3,025!

Fee Amount

$1,200

$2,275

$2,730

$1,275

$1,500 - $1,750

$350 - $1,750

$175

$50

$250

$1,300 .

$600

n Applications

$2,768

$2,375

$3,250°

$500

L $350
Single Famnily
$1,029/du

Multifamily
$550 - $591/du

$5,700/du

$3,806 - $4,950/du

$949 | $475
$7,500/du
$7,635/du
$2.63/st
$3,549 | $3,357
$219/du

1. Fee increases with project size
2. Additional Meters (irrigation, eic.) have additional fee
3. Fee increases hy number of uniis/lots

Source: City of Benicia Master Fee Scheduie, 2008
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Table £.9: Proportion of Fee in Overall Development Cost for a Typical
Residential Development

$400,000

7.6 percent

Source; City of Bemcua 2008

Planning Permit Procedures
Procedures for processing permits differ based on the perm;’zs involved, The following procedures
are common to the City's permitting process:

Pre-application meeting with City staff

Filing of application and fees

Initial application review — completeness check (30-day review; Government Code 6594.3)
Environmenial Review (20 days to 1 year)

Stafi Report and recommendation

Permit approval or disapproval

oUW

Table E.10 displays the typical iimelines for approvals and permits. These timelines are in keeping
with other jurisdictions in the Bay Area.

Table E£.10: Timelines for Permit Procedures

6 - 8 weeks (Historic Preservation Review Commission)

§ - 8 weeks (Historic Preservation Review Comrﬁis‘;i—é‘éi

6 - 8 weeks (Zoning Administrator or Planning Commissiqn)

4 - 6 weeks (Single-family staff review) ﬁ'

6 - 8 weeks (Hlstcrzc Preservation Review C mmlssmn} !

8 14 weeks Negative Declaration (Planmng Commission)

12 -18 weeks (Plannmg Ccmmxssson/Crty Councn)

Council)
3 weeks (staff review)

6 weeks (staff review)

12 m;eeks {Planning Commission)
© - 8 weeks (Planning Commission)
3 weeks (staff review)

. Rezonings run concurrently with a General Plan amendment,
Source: City of Benicia, 2008
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Table E.11 lists the review authority for various applications in the City of Benicia. Use Permits are reviewed
by the Planning Commission, which notices and holds a public hearing to decide on approval. Conditions of

approval may be imposed on the permit for approval.

ty

Table E.11: Review Authori

Role of Review Authority!

T - Director, or Zoning f Historic Planning City
Administrator Preservation Commission Councit
Review
Commission
Decision — — Appeal
Recommend - Decision Appeal
Recommend? — Decision | ’ Appeal
Decision - " Appeal Appeal
Recommend Decision Appeal Appeél
Decision —_ Appeal Appeal
— e Recommend Decision
N s — ’ Recommend Decision

1. "Recommend” means that the review authority makes a recommendation to a higher decision-making

body; “Decision” means that the review authority makes the final decision on the matter; “Appeal” means

that the review authority may consider and decide upon appeals to the decision of an eartier decision-

making body.

2. Director has review authority over variances related to single-family residences subject to the general

purposes of this title.

3. Projects in the RM, RH, C, 0§, P§, PD and the H overlay districts.

Source: City of Benicia Zoning Ordinance {last updated 2008)

E.1.4 Density Bonus

The City's Affordable Housing Density Bonus
requirements (Zoning Ordinance Section
17.70.270) implement the State’s Density Bonus
Law and supports inclusionary housing. The
purpose of the affordable housing density bonus is
to expand housing opportunities for very-low, low,

and moderate income persons throughout the City.

Residential projects of five or more units may
gualify for a density bonus over the maximum
allowable base density of the district. A density
bonus of 20 percent is granted to projects that
have 5 percent of the total units set aside for very
low income households. The density bonus can

be incrementally increased with each one percent
of very low income units above the 5 percent, to a
maximum density bonus of 35%. A similar scale is
granted for projects that include iow-income units
or moderate-income units. Table F.12 summarizes
the application of the City's density bonus
program.

Developer concessions or incentives are granted
for a residential project that meets the criteria for
a density bonus projects. Incentives granted by the
City include, but are not limited to, a flexibility in
development, architectural or zoning standards,
approval of mixed-use zoning in conjunction

with the housing project, or other regulatory
incentives or concessions proposed by the city or



Table E.12: Application of Density Bonus Program

Appéndix E: Constrainis

5 i 20 5
7 ; 25 12 15
) L3018 25
T 325 L. 30
| 359, Max Density Bonus | 35% Max Densifchy Bonus ; aDensntyBonus

Note:

1. Not all optibns for number of units are displayed. Table 10.70.270 in Section 17.70.270 of

the Zoning Ordinance has the complete apptication.

2. A 1.5 percent density bonus granted.
3. A 1 percent density bonus granted.

developeh The City allows for up to 3 concessions
or incentives on an individual project, based on
Planning Commission approval.

SB 1818 amended the State density bonus
program {Government Code 65915) and became
effective on January 1, 2005, Under SB 1818
applicants are eligible for an innovative new

tand donation density bonus, which allows for
fand donations within 1/4 mile of a project if the
applicant demonstrates to the City that building
the requisite number of affordable units onsite

is infeasible and there is an identified source

of funding for the very low income units. SB
1818 also limits parking requirements that may
be imposed by the Zoning Ordinance’s parking
standards. AB 2280 was passed in Sepiember
2008 and most notably the bill amends the
timing for density bonus requests, clarifies density
bonus requirements for senior housing, and
institutes a 10 percent across the board increase
in the percentage of affordable units that must
be included in a project to qualify for incentives.
Program 1.04 updates the density bonus ordinance
for compliance with recent changes in state law.

Source: City of Benicia Zoning Ordinance, 2008

E.1.5 Historic Preservation

To promote the conservation, preservation,
protection and enhancement of Benicia's historical
and architecturally significant structures, the

City adopted a Historic Overlay District (H) as

part of the Benicia Zoning Ordinance in 1987,
Accompanying Conservation Plans are intended to
deter demolition, alteration, or neglect of historic
resources through design review.

Two required Conservation Plans have been
prepared to implement the Historic Overlay District .
ordinance: the Downtown Hisforic Conservation

Plan (1990, amended 1992} and the Arsenal

Historic Conservation Plan (1993). The Downtown
Mixed Use Master Plan area is within the Downtown
Historic District as defined in the Downtown

Historic Conservation Plan. The Conservation Plans
provide design guidelines for new development

and alterations within Historic Districts.

Given the quality of Benicia's historical and

architecturally significant structures, and the
contribution of these structures fo the image and
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quality of life in Benicia, the historic preservation
policies and reguiations are reasonable and
appropriate. Regulations are limited to two areas
in Benicia, and as such, these regulations do not
pose an unreasonable constraint to residential
development in the City of Benicia.

E.1.6 Design Review
n Benicia, design review is required for all
multifamily projects, In the Historic Overlay District

design review is required for all residential projects-

that involve demolition, construction, or change in
exterior.

According to Benicia’s Zoning Ordinance, Design
Review is intended to implement General Plan
polices. Therefore, the purposes of these
procedures and requirements are to:

1. Ensure location and configuration of structures
are visually harmonious with their sites and
with surrounding sites and structures;

2. Ensure architectural design of structures, their
materials and colors are visuaily harmonious
with surrounding development, the natural
landforms, and vegetation;

3. Provide a functional, efficient, and attractive
site design that is sensitive {0 existing uses in
the area and to the topography and conditions
of the site; and

4. Ensure that new development is consistent with
specific design guidelines developed for use
within the community, where applicable, and to
any specific plan or planned deveiopment plan.

Projecis undergoing design review are evaluated
for architectural design, buiiding massing,

and appropriate scale to the surroundings and
community. Proposed projects are required to
submit a fully dimensional site plan, including but
not limited to, proposed structures, driveways,
walks, walls, fences and open spaces, propertly
tines, right-of-way lines, etc. Architectural drawings
and a landscaping plan is also required. The
project must be consistent with the General Plan,
and in compliance with any applicable design
guidelines and/or adopted design review policies.

Based on an analysis of evidence and
documentation, Benicia's design review process
does not act as a constraint to the development of
affordable heusing. Both Administrative Design
Review and the Historic Preservation Review
Commission review are done within an acceptable
fimeframe. Additionally, design review is often
conducted concurrently with other processing
procedures to further streamline the development
permit process. '

E.1.7 On and Off Site

Improvement Requirements

Generally, the developer passes on site and off
site improvement costs to the homebuyer as part
of the finai cost of the home. To reduce housing
costs, the City attempts to require only those
improvements that are deemed necessary to
maintain public health, safety, and welfare and
those that are required by law like water and sewer
fees.

Benicia requires the instaliation of certain on site
and off site improvements to ensure the safety and
livability of its residential neighborhoods. On site
improvements are regulated by the Subdivision
Ordinance and through standard engineering
speciﬁcatidns, and applicable provisions of the
Benicia Municipal Code. On siie improvements
typically include required off-street parking,

curbs, and utilities, as well as amenities such

as landscaping, fencing, streetlights, and park
facilities, Off site improvements typically include
the following (some of which are regulated by other
agencies):

+ Road improvements, including construction
of sections of roadway, medians, bridges,
sidewalks, bicycle lanes, and lighting.

+  Drainage improvements, including
improvement to sections of channel, culverts,
swales, and pond areas.

»  Wastewater collection and treatment

»  Water systems improvements, including lines,
storage tanks, and treatment plants

»  Public facilities for fire (Benicia Fire
Department), school (Benicia Unified School



Table E.13: Street Improvement
Reguirements

Note:
1. Plus a 10-ft, Public Service Fasement on each side.

Source: City of Benicia Engineering Design Standards,
1992

District), and recreation (Benicia Parks and
Community Services).

The site improvements that are under the
jurisdiction of the City of Benicia have specific
requirements, which are discussed below:

Street Improvements

Street improvement requirements are regulated
by the Benicia Engineering Design Standards (see
Table E.13),

a. General .

Local streets are the primary streets used to
support localized traffic and movement within
residential areas. Coliector streets are generally
two lanes wide and serve most residential districis.
Collectors connect local streets to minor and major
arterials. Arterial streets link residential districts
with the highway system.

b. Sidewalks and Curbs

Sidewalks are to be 4 feet wide in residential
areas and a handicapped ramp is required at
each intersection curb return (Benicia Engineering
Design Standards, 1992).

Landscaping

Mintmum site landscaping and reguired planting
areas are established in Section 17.70.190 of
the Zoning Ordinance. A minimum percent site
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landscaping is required in most zones, The
required landscaping perceniages for each zone
allowing residential development are as follows:

RS 35%
RM 30%
RH 309
cC 20%
CO 20%
CG 10%
CW 209,
L 109

Parking

The City has provisions to reduce parking where
less need is demonsiraied. The Zoning Ordinance
allows for collective provision of parking that serves
more than one use of a site. A Use Permit may be
granted that waives all or some of the provisions
of basic reguirements for off-street parking and
loading. The Planning Commission may also
reduce parking for other uses provided that the
findings are made that the parking demand is

less than the required number of spaces (Zoning
Ordinance Chapter 17.74).

Table E.14 provides parking standards by use type.

E.1.2 Building Codes

While local regulations and fees increase housing
costs, some building and housing regulations
and fees are mandated by State law to protect
the health, safety, and welfare of the community
or to protect existing residents from financial or
environmental impacts.

Benicia enforces the California Buiiding Cods, as
established by State law, which sets standards

for residential and other structures. Ne local
amendments have been made fo the codes that
would significantly increase housing costs. Building
codes are enforced on a per complaint basis.
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Table E.14 lists applicable parking space requirements for residential developments.

Table E 14 Parkmg Requurements by Use Type
L d Vehicle Spaces Requ;red

% 1.2 spaces per unit
1.5 spaces per unit

% 2.0 spaces per unit

i At feast one space per unit shall be covered

L1 per 2 beds; plus I per 100 sf used for assembly

¢ 1 perunit

occupancy load

1 per 7 children; maximum enroiiment based on maximum

1 per 3 beds; plus additional specified by use permit

% 1 per 3 beds

i 0.5 spaces per unit

%i ' . k . Downown Districts

Source Clty of Bemma Zonmg Ordznance (last updated 2008) and City of Benicta Downtown Mixed Use

E.1.9 Governmental Constraints on Housing
Production for Persons with Disabilities

As part of the governmental constraints analysis,
State law calls for the analysis of potential

and actual constraints upon the development,
maintenance and improvemant of housing for
persons with disabilities. Table E.15 reviews not
only the Zoning Ordinance, but also land use
policies, permitting practices, and building codes
to ensure compliance with State and federal fair
housing laws. Where necessary, the City proposes
new policies or programs o remove constraints.

No governmental constraints {o development of
housing for disabled persons were identified within
the City.

TC and TC.O NG and NG-C

.5 space per studio unit .5 space per studio unit
1-2 bedroom unit: 1 space
per unit

3+ bedroom unit: 1 space
plus .5 space per hedroom

over 2

Master Plan, 2007

There are no special permits or requirements for
homes or development for disabled persons in
zones where the use would be otherwise permitted.

The City permits by right residential care homes
of up to six persons in all residential areas.
Occupancy of the residential care homes is not
restricted o exclude protected categories such as
persons with disabilities. The City also allows the
siting of residential care homes of seven or more
with approval of a use permit in the RM, RH, CC,
and CO districts. Through the defined requirements
for approval of these residential care homes
greater certainty is provided to the applicant and
less impediments to fair housing choice exist for
disabled or other perscns with special needs.
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Table E,15: Constraints on Housing for Persons with Disabilities

Program 5.03 has been proposed for the City to adopt a

reasonable accommodation ordinance.

There are no special permits or requirements for homes
or development for disabled persons. In most cases,
these developrnents are permitted use, making them the

simplest projects.

Yes

Yes, the City s reweed the Iad use regiions and
practices to ensure compliance with fair housing laws.
{Note: The General Plan and Zoning Ordinance were
deemed in compliance with State laws at the time of

adoption.)
Section 17.74.020 of the City Zoning Ordinance

(Handicapped Parking) mandates the provision of disabled
parking spaces in accordance with Chapter 2-71 of Title
24 of the California Administrative Code. The Planning
Commission can reduce parking requirements if a

proposal can demonstrate a reduced parking need.

No. Residential care homes of up to 6 are permitied by
right in residential districts. Only residential care homes of
7 or more require approval of a use permit (in RM, RH, CC,

and CO districts).
Residential care homes are allowed in the CW district in

addition to the residential districts. Residential care homes
of 7 or more are permitted with a use permit in the RM,

' RH, CC, and CO districts.
No

RSO |
)

No. There is no minimum distance required between two

or more special needs housing, ,
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Table E.15: Constraints on Housing for Persons with Disabilities (Continued)
Parmits and_ '

Residential care hormes of 7 or more are permitted in
special districts with a Use Permit; which establishes

conditions.

Residential care homes of © or iess clients are allowed with
over the counter review In the RS, RM, and RH districts.
Administrative review Is a routine land use approval that
involves staff checking to ensure that zoning requirements
will be satisfied. Facilities with 7 or more residents that
require a Use Permit undergo more review and are open to
more input from the Community. The Use Permit provides
the public with an opportunity to review the project and

express their concerns in a public hearing.

No, the City does not have special standards for group

homes providing services on site.

ing Codes
7 e ! 12l s ni=kes {. The State of California has adopted the International

Building Code with amendments specific to California. The

City adlopted the 2007 California Building Code in 2008,
More Enforma’gion can be found in Title/Chapter 15.of the

Benicia Municipal Code.

1. Benicla Zoning Ordinance refers to “group homes” per the state law definition, as residential care
homes. ‘
Source: City of Benicia



E.2 Non-governmental
Constraints

The availability and cost of housing is strongly
influenced by market factors over which local
governments have little or no control. Nonetheless,
State law requires that the Housing Element
contain a general assessment of these constraints.
This assessment can serve as the basis for
actions fo offset the effects of such constraints.
The primary non-governmental constraints to the
development of new housing in Benicia are land
costs, construction costs, and environmental
constrainis.

E.2.1 Land Costs

Costs associated with the acquisition of land
inciude both the market price of raw land and

the cost of hoiding the property throughout the
developmént process, These costs can account
for over half of the finai sales prices of new homes
in very small developments and in areas where
land is scarce. Among the variables affecting

the cost of tand are is Jocation, amenities, the
availability and proximity of public services,

and financing arrangements. Recent listings for
unimproved parcels in all areas of Benicia ranged
from $384,600 to $2.3 million per acre. There are
a greater number of vacant lots available in the
unincorporated areas of the County near Benicia.

E.2.2 Construction Costs

Construction costs vary widely depending on the
type, size, and amenities of the development.
According to the Construction industry Research
Board, construction costs for typical single-family
residential buildings average $125 per square foot;
however, consiruction costs can run as high as
$250 or more per sguare foot on lots with steep
slopes or other environmental constraints,

E.2.3 Environmental and

Physical Constraints

The following potential physical and environmental
constraints may affect development regulated by
the City of Benicia by limiting the development
potential and/or adding mitigation costs to a
project:
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Environmental Constraints

A cover of non-native grassland and property
landscaping dominates vegetation within the City.
However, four sensitive plant communities are
known to occur in Benicia:

«  Northern Coastal Salt Marsh and Coastal
Brackish Marsh

s Coast Live Oak Woodland

+  Valley Neediegrass Grassland

+  Willow Riparian Forest and Witlow Scrub

Three special status species are known to occur
in Benicia: soft bird’s beak, Delta tuie pea, and
Congdon’s tar plant. The City also protects unique
vegetation cornmunities that support sensitive
species, including the Golden Violet populations
and eucalyptus groves.

Because the City recognizes the importance of
trees for their contribution to community character
and environmental health, specific regulations for
the removal and maintenance of trees have been
established in the Zoning Ordinance (Chapter
12.24 Trees and Street Trees). Any action on
specific Protected Trees, which includes California
Native Trees and heritage trees, requires a tree
removal or pruning permit, The requirement for
a permit acts as a tool to enhance the residential
environment and ensure the preservation of a
natural setting,

Although native vegetation within the City has
been substantially aliered, the marshlands and
tracts of undeveloped land provide habitat for a
diverse selection of resident and migrant wildlife.
Seven special status animal species are known to
oceur in Benicia: the calliope silverspot butterfly,
golden eagle, sait marsh harvest mouse, Suisun
shréw, Suisun song sparrow, California clapper
raif, California black rail, and Suisun marsh aster.
Barriers to wildlife movement and migration

and the removal of raptor nesting siles are to be
avoided in future development. The occcurrence
of any of these species on a site could pose
constraints {0 a housing project.
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Physical Constraints

Several physical constraints may occur in the Clty.
Parcels with steep slopes may have constraints
associated with landslide hazards. Landslides are
relatively rare in the developed portions of the City,
as compared to in the hilly, undeveloped areas of
the City. Stationary noise sources near potential
sites for development may pose constraints.

For example, traffic on [-680 and 1780 exceed
acceptable noise levels. Housing may be limited
within 500 feet of 1-680 and |-780 under CEQA, due
o the health hazards of sifing sensitive uses near
urban roads with over 100,000 vehicles per day.
Low lying areas of the City are subject to flooding
during a 100-year storm (See Figure G.1). The

last severe flooding, and assocciated economic
loss, occurred in 1986, The City has adopted
management plans to assist in the prevention and
mitigation of loss associated with flooding and
stormwater infrastructure. The Watershed Storm
Drainage System Plan was adopted/completed in
June 1982, The Stormwater Management Plan
was completed in 2003/4 and is updated annually.
Improvements associated with the implementation
of these plans have significantly reduced flooding
OCCUrrences.

-Since adoption of the 1982 and 2003/4 plans,

the City has completed over 40 storm drainage
improvement projecis. Included in these
improvements projects are the | & | Project and the
Marina Area Strom Drain Project.

E.3 Energy
Conservation

Maximizing energy efficiency and developments
incorporating energy conservation and green
building features into new and existing buildings
can help reduce housing costs for hemeowners
and renters. Reduced dependence on automobiles
can result from compact development in an

urban setting that provides walkability and
proximity to transit and services. Additionally,
maximizing energy efficiency renders a reduction
in greenhouse gas emissions contributing o global
climate change. In response to recent legislation
on global climate change (AB 32 and SB 375),

local governments are now required to implement
rmeasures that cut greenhouse gas emissions
attributable to land use decisions (see discussion
on Global Climate Change below). The Housing
Element programs can support energy efficiency
that benefits both the market and the changing
climate by:

- Establishing a more compact urban core,
bringing residents close to work and services,
therefore reducing automobile trips and
reducing emissions that add to the global
climate change.

« Implementing passive solar construction
technigues that require solar orientation,
thermal massing, and other energy efficient
design technigues.

- Encouraging water and space heating by solar
energy.

Executive Order S-E-05, signed by Governor
Schwarzenegger on June 1, 2005, set into action
the first steps in establishing greenhouse gas
emission reduction targets in California. This

was followed by the California Global Warming
Solutions Act (AB 32) in 2007, which required
California Air Resources Board (CARB) to establish
reduction measures.

The City facilitates energy conservation by:

> Through application of State residential
building standards that establish energy
performance criteria for new residential
buildings (Title 24 of the California
Administrative Code).

+  The City is currently preparing a Climate Action
Plan (CAP) to guide greenhouse gas reductions
and comply with AB 32 and SB 375, Some of
the following may be included in the CAP:

- Adoption of the Build i Green “GreenPoint

Rated” certification system for residential

buildings.

- Promotion of local green building projects.

- Adoption of Build it Green’s home remodel
standards.

- Conducting energy audits

- Providing rebates for energy efficiency
through parterships with local utitity



providers. PG&E's existing rebate program is
described below,

- Decreasing or banning wood burning

- Promoting use of compact fluorescent
tightbulbs

Pacific Gas and Electric (PG&E) provides a variety
of energy conservation services for residents and
several other energy assistance programs for lower
income househoelds. These programs include the
cnergy Watch Parinerships and the Charitable
Contributions Program,

The Energy Watch Partnerships help residents
lower their energy bills and promote cleaner
energy production. Through Energy Watch
Partnerships PG&E has extended the reach of
effectiveness of energy efficiency programs and
provided information about demand responses
programs, renawable energy, and self-generations
opportunities.

The Charitable Contributions Program gives
miilions of deilars each year to non-profit
organizations to support environmental and
energy sustainability. Projects that are funded
include residential and community solar energy
distribution projects, public education projects,
and energy efficiency programs. The goal is fo
ensure that 75% of the doliars assist underserved
communities, which includes fow income
households, people with disabilities, and seniors.

PG&E also offers rebates for energy efficient
home appliances and remodeling. Residents can
appty for a variety of rebates that make it more
affordable in the short term to save energy and
money in the long term. Rebates are available for
cooling and heating equipment, tighting, seasonal
appliances and remodeling (cool roofs, insulation,
water heaters). These cpportunities are available
.to ali income levels and housing types.

Energy Consumption

Residential water heating and space heating/
cooling are major sources of energy consumption.
With the application of energy efficient design and
the use of solar power systems, these sources

can be operated on a much more efficient and
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sustainable level,

By encouraging solar energy technology for
residential heating/cooling in both retrofits and
new construction the City can play a major role
in energy conservation. There are two distinct
approaches to solar heating, active and passive:

= Active systems use mechanical equipment to
collect and transport heat, such as a roof plate
collector sysiem used in solar water and space
heaters.

=  Passive systems use certain types of
building maierials to absorb solar energy
and can transmit that energy later, without
mechanization.

The best method io encourage use of these solar
systems for heating and cooling is 1o not restrict
their use in the zoning and building ordinances and
to require subdivision layouts that facilitate solar
use.

Residential water heating can be made more
energy efficient through the application of solar
water heating technologies. Solar water heating
uses the sun 1o heat water, which is then stored for
iater use, a conventional water heater is needed
only as a back up. By cutting the amount of natural
gas needed to heat water 50-75 percent per
building, solar water heating systems can lower
energy bills and reduce global warming pollution.
The City has the opportunity to implement solar
technologies with the help of recent legislation. The
Solar Water Heating and Efficiency Act of 2007 (AB
1470) has proposed to create a $250 miltion ten-
year program to provide consumer rebates for solar
water heating systems,

Global Climate Change

The accumulation of greenhouse gases in the
atmosphere regulates the earth’s temperature

and is known as the “greenhouse effect”. Without
these natural gases, the Earth’s surface would

be approximately 60 degrees Fahrenheit cooler.
Emissions from human aclivities such as electricity
production and automobiles have elevated the
concentration of these gases in the atmosphere,
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this is referred to global warming or more recently
termed - global climate change. Examples of
greerthouse gases include carbon dioxide, methane,
nitrous oxide, and hydrofluorocarbons. The increased
consumption of fossil fuels (wood, coal, gasoline,
etc.) has substantially increased atmospheric levels
of greenhouse gases. New housing development
may contribute to greenhouse gas emissions, but
careful site planning and design, and the selection
of environmentally friendly buiiding materials and
equipment can significantly reduce these emission
levels.

There are significant areas where Benicia can do
more to encourage energy conservation in new

and existing residential development to reduce the
demand on energy production. There are a variety
of energy efficiency and greenhouse gas emission
reduction strategies available that can be integrated
into land use decisions related to housing.

The City seeks to help minimize the percentage

of household income that must be dedicated to
energy costs as well as minimize the production of
greenhouse gases that contribute to global climate
change. Programs have been included to incorporate
newly adopted state energy efficiency standards

and o encourage alternative energy efficient
technologies.
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88215060

' -Squére

Feet

0,19

Single Farnily Residential

i Vaca

“Zoning

nt Build

atlowed

- Max | at 209
Cdu/ac | density

'1.06

80
b’uil_dout

' Vacant

Existing
T Use

o Im‘.r'a- .
siructure
Capacity

Yes

;

i 8,276 RS | RLD 7 133 | 56
> 87112130 | 18,750 | 0.43 | RS RLD 7 2.01 5.6 241 | Vacant | Yes
3 87154100 | 9,375 | 022 | RS RLD 7 151 | 56 1.21 | Vacant |  Yes
4 89074100 | 6,250 | 0.14 | RS RLD 71 100 | 56 0.80 | Vacant | . Yes
5 88131210 | 6,750 | 0.15 | RS RLD 7 1.08 5.6 0.87 | Vacant Yes
6 87074150 | 12,500 | 0.29 | RS RLD 7 2.01 5.6 1.61 | Vacant |  Yes
7 87070530 | 13,687 | 0.31 | RS RLD 7 220 | 5.6 1.76 | Vacant | Yes
8 89034040 | 9,375 | 0.22 | RS RLD 7 1.51 5.6 1.21 | Vacant | Yes
9 86091760 | 6442 | 0.15 | RS RLD 7 1.04 5.6 0.83 | Vacant |  Yes
10 89092410 | 10,790 | 0.25 | RS RLD 7 173 | 56 1.39 | Vacant |  Yes
11 88215050 | 8,276 | 0.19 | RS RLD 7 1 133 | 56 1.06 | Vacant |  Yes
12 86047040 | 36,750 | 0.84 | RS RLD 7 591 56 4.72 | Vacant | Yes
13 87093190 | 21,766 | 0.50 | RS RLD 7 350 | 56 280 | Vacant | Yes
14 89021150 | 6,250 | 0.14 | RS RLD 7 100 | 56 0.80 | Vacant |  Yes
15 89074090 | 21,875 | 050 | RS RLD 7 3.52 56 281 | Vacant | Yes
16 87134370 | 18750 | 0.43 @ RS RLD 7 3.01 5.6 241 | Vacant | Yes
17 87112180 | 7,840 | 0.18 | RS RLD 7. 1.26 5.6 1.01 | Vacant | Yes |
18 87070520 | 8,971 | 0.21 | RS RLD 7 1.44 | 56 1.15 | Vacant | Yes
19 89034020 | 9,375 | 0.22 | RS RLD 7 1.51 5.6 1.21 | Vacant Yes |
20 86091740 | 8530 | 0.20 | RS RLD 7 1.37 5.6 1.10 | Vacant |  Yes
21 88224010 | 9,147 | 021 | RS | RLD | 7 1.47 | 56 118 | Vacant | Yes
22 87044180 | 8435 | 0.12 | RS RLD 7 1.36 5.6 1.08 | Vacant Yes
23 87142330 | 10,012 | 0.23 | RS RLD 7 1.61 5.6 129 | Vacant | Yes
24 86062060 | 37,500 | 0.86 | RS RLD 7 6.03 56 | 482 | Vacant | Yes
25 83215040 | 8,276 | 0.19 | RS RLD 7 1.33 5.6 1.06 | Vacant | Yes
26 89074080 | 9,375 | 0.22 | RS RLD 7 1.51 5.6 121 | Vacant | Yes
27 89092680 | 7,405 | 0.17 | RS RLD 7 1.15 5.6 0.95 | Vacant | Yes
28 88215070 | 8,276 | 0.19 | RS RLD 7 1.33 5.6 1.06 | Vacant | Yes
29 87112170 | 6,969 | 0.16 | RS RLD 7 1.12 56 0.90 | Vacant |  Yes
30 87161010 | 15,750 | 0.36 | RS RLD 7 253 | 56 202 | Vacant |  Yes
31 89076090 | 14,810 | 0.34 | RS RLD 7 238 | 56 1.90 | Vacant | Yes
32 86041140 | 9,200 | 0.21 | RS RLD 7 148 | 56 1.18 | Vacant | Yes
33 87074160 | 6,250 | 0.14 | RS RLD 7 1.00 | 56 0.80 | Vacant | Yes
34 89072170 | 9,375 | 0.22 | RS RLD 7 1.51 5.6 121 | Vacant | Yes
35 89092690 | 8,276 | 0.19 | RS RLD 7 1.33 5.6 106 | Vacant |  Yes |
36 86041230 | 7,065 | 0.16 | RS RLD 7 1.14 | 56 0.91 | Vacant | Yes
37 88182320 | 14,201 | 0.33 | RS RLD 7 | 2.28 5.6 1.83 | Vacant Yes
38 88224020 | 9,147 | 021 | RS RLD 7 1.47 5.6 1.18 | Vacant |  Yes
39 88224030 | 9,147 | 021 | RS RLD 7 1.47 5.6 118 | Vacant | Yes
40 87161220 | 16,900 | 0.39 | RS RLD 7 2.72 5.6 217 | Vacant |  Yes
41 89072150 | 9,147 | 0.21 | RS RLD 7 1.47 56 118 | Vacant | Yes
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" Nurber

- Max: |rsfra-

Lon Mapin || S Stjuare 9 A ‘G Land i 1, 809% E'xéstihg .
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74 89371030 | 35,321 | 0.81 | TC E"O“r'j 21 17.01 | 168 13.61 | Vacant Yes

75 89372090 @ 37,500 | 0.86 | TC EOO“:;’ 21 ! 1806 | 168 | 14.45 | Vacant Yes

76 89044030 | 7,663 | 0.18 | TC é"o”’g‘ 23 3.78 16.8 3.02 | Vacant Yes
Total | 86,784 | 1.99 ) T 41.79 33.43
| Vacant B#ﬂt“;h’e Sites | | oema1s 27.965 284.08 226,39

_Constrained Vacant Sites -

e 7 Single Fam y.Res en . _ . .
77 87144060 1,064 0.02 RS  RLD 7 0.17 5.6 0.14 Vacant Yes

78 89031130 | 5320 | 012 { RS | RD | 7 0.85 5.6 0.68 | Vacant | Yes
T 88131240 | 5,130 | 0.12 | RS | RLD 7 082 | 56 | 066 | Vacant | Yes
|80 87134660 | 3,148 | 007 | RS | RLD 7 | 049 | 56 | 039 | Vacart | Yes
a1 87134670 | 3,750 | 0.09 | RS RLD 7 063 | 56 0.50 | Vacant |  Yes
i 82 86092050 | 3,125 | 0.07 | RS RLD 7 050 | 56 0.40 | Vacant | Yes

83 87134510 | 5662 | 0.13 | RS RLD 7 0.91 5.6 073 | Vacant Yes

84 87161140 | 2,900 | 0.07 | RS | RLD 7 0.47 5.6 0.37 | Vacant | Yes

85 87161150 | 2,900 | 0.07 | RS RLD 7 047 | 56 0.37 | Vacant | Yes

86 - | 88151160 | 5662 | 013 | RS RLD 7 0.91 5.6 0.73 | Vacant | Yes

87 88230050 = 3,795 | 0.09 | RS RLD 7 0.61 5.6 049 | Vacant |  Yes

88 89092710 | 4,356 | 0.10 | RS RLD 7 070 | 56 0.56 | Vacant | Yes

Total 46,812 | 1.08 7.53 6.03

: S : Lo . Limited Industrial : e
89 80330070 99,317 | 2.28 IL L 21 47.88 16.8 38.30 | Vacant Yes
Total 99,317 | 2.28 47.88 38.30

) e S : _ . Genperal Commercial . _ )
90 88092150 6,250 014 | ca GC 21 2.94 16.8 2.35 Yes

91 88124040 11,0556 | 0.25 CG GC 21 5.25 16.8 4.20 Yes
92 881321806 7,405 0.17 CG GC C21 3.57 16.8 2.86 Yes
93 87200090 16,678 | 0.38 cG GC 21 8.04 6.8 6.43 Vacant Yes
94 80150010 23,858 | 0.55 ca GC 21 1155 | 16.8 9.24 Arsenat Yes
i Totat 83,304 | 0.94 19.8¢ 15.84

" Neighborhood General-Open

Neigh-
95 89044330 | 4,792 | 011 | NGO |20l | y4 | gss | 112 | 123 | vacant | Yes
Open
Total 4792 | O.11 | 1.54 1.23
Vacant Constrained Sites
Total 240,225 | 4.41 76.75 61.40
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96 87143130 71,003 i 1.63 RS i RLD 1 n/a , n/a E n/a | n/a .Yes
97 89053050 18,730 : 0;13 1 RS ] RLD “ n/a : n/a . n/a | n/a mYe;
%8 8814331.{;1 20,405 ! 0.46 RS ] RLD | o/ { n/a na 1 n/a Yes
%9 | 88131090 8712 0.20 RS RLD | n/a f na | n/a wa Yes.
102 87462130 ; 35,718 ' 0.82 ; i ﬂ/a1{ n/a [ n/ma" n/a Yes‘
los | sseis0 1303 032 | RS | RID e we | wa we Yes
104 87464180 | 13,068 = 030 t RS RLD | n/a 1 n/a na | n/a Yes

Yes

Yes

. RLD

RLD

n/a

n/a

n/a

n/a

Yes

88013050

RS

n/a

i L

109 | 86041130 | 20037 ! 046 & RS | RLD | na | nfa | na . wa
TN S SRR RN WU S
i : i i ! i

110 | 86091650 | 60112 ' 138 . RS | RLD | na . na | n/a . na
, - 0.43 RLO L n/a

n/a

n/a

Yes

Yes

Yes

Yes

Yes

112 | 89014080 & 15,246 & 0.35 a RS | RLD | n/a | n/a
] ] ; -
113 | 89034060 | 18730 043 . RS  RID . n/a | n/a

8911102C

0.37

RS

RLD

n/a

n/a

Yes

Yes

87071200

0.25

RS

RLD

RS

Yas

116 88083316 r 017 ! RLD : n/a n/a i n/a Yes

T 17 emime0 | 3004 006 | RS | RD | wa | we | wa | wa Yes
118 { 88134230 | 3,004 ] 006 | RS L RID § wa . ova na ves
119 ! 88134240 3,154 0.07 FHQSM RLD n/-a n/a ?s/a. n/a Yes
120 88134250 : 3,102 ) {}:07 RS ‘, ‘RLD n/a— n/a n/a n/a Yes
121 Mﬁ&881342ﬂ;0 [ 3,102 0.07 Ré M RLD n/a nfa | n/am ’ ;\/ah Yes
122 - 88134270 3,343 F 0.07 RS RLD : n/a n/a | n/;= n/a Yes
123 89072160 97375 0.22 E RS i RLD n/a n/a n/a n/a Y;s
124 r 89044330 5,000 0.11 f RS [ RLD n/a i n/a n/a : n/a Yes ;
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umber AR R
Map in |- _'A'P_N-_ SqLire

Infra-

o Maxc s | atgom I os0w . | Existing |

i Acrés’ ! . density

struciure

;Iléppgndix i - “Feet allowed | dL.I/aC ;Iensity ] bui_ldou_t ._ U:sfz Capacity
128 80150020 22,215 1 0.51 RS RLD n/a n/a n/a n/a Yes
126 86394120 3,484 0.08 RS RLD n/a n/a n/a n/a Vacani Yes -
127 89063150 4,375 Q.10 RS RLD n/a n/a n/a n/a Vacani Yes
128 89371020 18,750 | 0.43 RM RMD n/a n/a n/a n/a Yes
129 87144010 15,675 | 0.36 RM RMD n/a n/a n/a n/a Yes
130 89042080 18,750 | 0.43 RM RMD n/a n/a n/a n/a Yes
131 $8124130 18,750 | 043 RH RHD n/a n/a n/a n/a Yes
132 80180200 43,560 1.00 RH Pub n/a n/a n/a n/fa Yes
133 89053110 | 18,750 | 0.43 PS Pub n/a n/a n/a n/a Yes
134 89053100 | 9,375 | 022 | PS Pub n/a na n/a n/a Yes
135 89053090 9,375 0.22 PS Pub n/a n/a n/a n/a © Yes

! Benicia
136 88141070 41,000 0.94 PS Pub n/a n/a n/a n/a Senior Yes
Center
3 Benicia
137 88113010 41,250 0.95 Pg Pub n/a n/a n/a n/a Senior Yas
Center
Pub & City
138 88141050 20,364 0.47 PS Semi- n/a n/a n/a n/a ki Yes
Pub parking
lot
Pub & Benicia
139 88113020 8,712 0.20 PS Semi- n/a n/a n/a n/a Senior Yes
Pub Center
) Souih-
140 86151100 595,465 | 13.67 GG GC n/a n/a n/a nfa ampton Yes
‘ Center
141 89372180 18,730 0.43- CG GC n/a n/a n/a n/a ‘ Yes
o142 89173190 5,632 .12 CG GC n/a n/a n/a n/a Yes
143 89174040 7,500 0.17 CG GC n/a n/a n/a n/a Yes
144 89052170 4,500 Q.10 CG ‘ GC nfa | n/a n/a n/a Yes
145 . 80052160 3,750 0.09 CG GC n/a n/a n/a n/a Yes
146 89371110 | 72,309 | 166 | CG GC n/a n/a n/a n/a pa{é‘t*”g Yes
147 | 88123150 14,850 ! 0.34 CG GC n/a n/a n/a n/a Yes
service
148 88132010 18,750 | 0.43 CG GC n/a n/a n/a n/a station Yes
149 87074130 18,125 | Q.42 CG GC n/a n/a n/a n/a Yes
150 89044320 6,250 0.14 CG GC n/a n/a n/a n/a Yes
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151 89012250 j33.000 . GG n/a n/a n/a nfa s

87200090
j through
] 87200130,
1921 gsi11020

through -
e BBLIT090

e e e e S AR B e
153 | 870621080 376,794 : 8.65 , RM RMD n‘a | n/a nfa . n/a iHeights | Yes |
i i : ' Housing

! Solano

Square | Yes

141861212794 CG | GC | na | na . n/a | n/a

r H i H
i ! I b !

¢ Opportunity Sites Tota!

?2,443.575 : 27.52 ‘ na n/a .
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. Figure G.1 Benicia Flood Hazard Map
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CLIMATE ACTION PLAN
We're serfous about making o difference.
How con Beniia, as o community, reduce our

greenhouse gas emissions?

Introductory Presentation
TO6PM Thursday, Golober 9, 2068
City Holl Coundil Chambers
250 East | Street, Benicia
Workshop
5:30PM Thursday, November 13, 2008
Semior Center
187 Eust L Street, Benicin
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Housing Expo Event

Guide

It’s time to update for pebple with varied growth by selectively
the City’s 1999~ incomes has 2 direct ef- concentrating new devel-
2006 Housi fect on our quality of life opment near existing in-

Yan. ng . and econemic develop- frastructure, transjt op-
Plan, _ T " ynent. A healthy supply tions, and everyday needs,
Mandated by the State, .~ ofhousimghelpsachieve o g g e iy
the “Housiig Element” js- ~ @jobs/ousingbalance by~ oo N e
a plan that spells out providing options for po:’tun- ity to plan for igp s0
Benicia’s goals, policies, workers to live in the city Beniciz oan ﬁmﬁt from
and programs to address rather than commute it
the copumunity’s housing should they prefer fo de " :
needs. so. This is one of the We hope you join the

. basic building biocks of conversation!
The plan is updated on a sustainable communities.
cyclical basis, roughly .
every 5 1o 7 years, consis- Where we decide to grow
tent with population fore- will be more important
casts. Although the State than ever as cities zcross
directs plan production the state work to address
and contents, cities decide fand use patterns in re-
where and how new hous-  Sponse fo the Global
ing will occur. Warming Solutions Act of
2006. o '
Housing is & need shared o
by everyone. Ensuring The Housing Ele- : s L
that housing is attainable z;’;;’f::dﬁg:: - pay;{?fdgeétﬁamp_ 3
Get Involved!
Thetop10 yeasons o partici- 4, Tell us what housing bypes " communiby goels, ~
pate: areacceptoble in Benicie T.Tke plm.i is x;zlore]ikeiij. tohe
1 Asstst in creating a new snd 3. Help addrest greechouse hmplemented with broad
updaied Housing Flement. gas emtssions by sclecting the community support.
2. identify houslng concerns gﬁ:;e” tolocate newe 8.To visit affordable houstag,
and suggest solutions, " .
3, Hob decide wh 4 6. Partictpation is key toun- 2 Ho_usinq isabesienced.
 Fieip Cacioe whers an derstariding and achtevi 10 Your voice niatters!
how new}zousinamu HOCUr. 4 ) X
inslde: Page Unit Gount wid .Af.‘f.(ﬂjd‘a"b‘m‘t&‘;
+ . Duohera-Raming Session 2 2007-20)¢ Hoasing dlloiation . :
T Bptn}g(@éﬁﬁgfﬁoén Sestion 3 Mebien Income $61,533
Otobor3-Open House & Refreshimerts 2 MfodsbleSateoties  § Vnits | Loeome Fonge
—  VeryLow(es0%) 147 <$30,766
Octaber 4-Hencs O Acthiles } towsowsewy . fed | saoreesasze
Octoier $~Closing Presetation 8 Wofeale(0%-120%) [ 108 | $49,226:573,839
Declobor 21-Outoomies Report 3 Hrve Wiodoretd (120%<) [ 178, 7343
Project Schottule, Gomtast Info, and Panicipation 4 Tetel 532
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10:00 AM

Welcome, Introductions &
Overview

Join us for coffee and bagels ay staff
and consultants present an overview of
the Housing Element and set the con-
text for the update.

10:15 AM - 12:00 PM
Housing 101

T'his session covers Housing Element
basics. Topics presented include:
Housiog Element purpose and objec-
tives, contents of 3 Housing Element,.
Stute requirements and new legislation,
and the update process. In addition, the

pane] discussion with representatives
from the State Departwient of Housing
and Community Dévelopment, Cify .
staff, technieal consultants, and local
housing experts. This session cop-
cludes with QF & A with the sudigbce.

®  Charls Ko, Eomiuntty vt Dractor, Lty of
Bonlela PRI o
j ®  LisaPorrus, Project Mannge, Planner, Chty of Rericle
DOWNTOWN BENICIA ® LisaWise, Principa’, Usa Wisa Consuliig fnc. .
#  Payl McBougatl, Housing Patiey Manager, Stato Depait-
ment f Houslng & Commenity Development

* Mary Francos Kelly Poh, Gorimiaity Action Coafiton
® Jule Peterson, Benlcls Howsing Authortly fnvifed)
& Robert Moars, Aflardsbie Housing Affillatlen Grvited)

Regional Housing Needs Allocation
wilf be presented along with a discus-
ston about how affordable housing gets
produced.

This presentation will be followed by a

Day One—Afternoon Sessions

1:15+ 2:45PM
Housing Strategies

day’s activities and how you can help
shape the housing goals and policies
for Benicia through the year 2014,

5:00 - 6:00 PM
Open House & Refreshments

Participate in a candid discussion with Drop i to leam sbout the

representatives from the State, consult- highlights of the day, “Sofane Coumly wili see 3 22%

ant team, and the City. What exe the what was feamed fiom L : N

challenges facing Benicia? Whatop-  the State, nnd the choices . WI6reaseinits population, o .-

tions should be explored? These ex- before Benicia. 585,800 residents by 2035."—

perts can aaswer questions and discuss )

issues in more depth in this setting. Ecarn about the next ABAG

Did You Know?

The State’s primary ohjectives aze fo: Support existing communitics.  Protect natuval Tabstat, apeii space,

1. Increase Eousing supply and mix of hons-
ing types, andensure houstng is affordable.

2 Promote a balance betwean the nurnber of
jobs and houstng untts.

3E age-efficiont development patt
and urban mhik

1 2002, the Bay Area’s regional agencies
daveloped the following polictes:

Page 2

e ; wda&icul_tntqi‘lm&

Create compact communities

with a diversity of housing, jobs, § Imprmsodal&'eguﬂomlcequﬁlq. i
services, . Promoto oconcumle & fiscol health.
Increase housing chaices. R RO

P g
Improve hovstng affordability. tasunbiity, Inprove envivonmental

Increase transportation affi- Hopse i a dositown ualihy i -
claney and cholops. - nofchborfood, westofFist Protect public hiealth and safety,

HOUSING ELEMENT




Day Two—Morning & Afternoon Session

Appendix H Public Participation Materials

10:00 AM - 3:00 PM

Affordable Housing Tour

(AlFDay} This is an activity you can
choose to do on your owa. Pat on your
comfortable walking shoes and explore
existing affordable housing throughout
Benicie, Maps and brief survey/rating
sheet are provided.

Vacant/Opportuni

(Al Day} This is another o your own
activity. Staff will provide vou with
maps and a list of potential sites where
new development or neighborhond
retrofit could take piace. We want your
feedback.

Sites Tour

Goal, Policy. & Program
Development
(10:00 - 12:00 am, and 1:00 - 2:00 pm)

Participate in 2 group setting to receive
an overview of current policies and
programs. Tell us how these might be
improved. ‘

Visual Preference Survey

(All Day} Comment and critique devel
opment patterns aund housing types.
Tell us what housing types are pre-
ferred in Benicia,

Idea Gallery

(AN Day) Bxpress yoursell. You can
write it bere.

Map it!

{11:00 am- 12:00 pm, and 2:00 pm - 3:00
pm) Where should housing be placed?
What eriteria should we use to place
our future growth and which neigkbor-
hoods can be improved?

(Al Day} What is your vision for Benicia
10-20 years fom now? How do you
envigion the future of your city?

Day Two—Open House Closing Presentation
& Preliminary Outcomes

Si00EM - 400 PM. b BRI g s eoments oy s
f;;%g ;"r;’;g;:; - exhibit of the Hous- — from now. 2 State mandate, Beniciawiy  year 2014,

Where were the preferred locations for decids how and where new icfj;hmcnts will be
new growth and housing? How did Staff and consultants fousfig witl occur, :

people respond to the Visual Preference
survey? What were the most desired
housing types? Visit the Idea Gallery
and see what your neighbors think. See

will give an overview of

the Expo’s preliminary results, explain
the next steps and tell you kow you can
stay involved and help shape Benicia’s

Save the Date! Reporting the Outcomes

Tuesday, October 21, 2008

The City Council and Planning Com-
missioners will receive a repost defail-
ing the outcomes of the Housing Expo.
What was discovered? How will these
vesults guide the development of & new
Housing Element for the City? The
report will be posted ontine and made
available at the First Street Library.
Come to the meeting and let city dect-

sion makers hear your thoughts about

the seport. Remember, the outcomes of

the Housing Expo provides the founda-
tion for the Housing Element.

Everyone is invited and encousaged to
attend. The City Councif will convene
at 7:60 PM inside Council Chambers,
City Hall located at 250 East L Street
in Benicia.

1150 FIRST STREET

Pogo 3
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City of Benicia Housing Expo

Affordable Housing Tour

Housing Elernent Updare, 2007-2014 October 4, 2008
. » . 3 )
paseuinowt | I1£’S Nice to meet you.
¢ Not all high density housing 7
Is affordable housing.
» No study in Caffornia has This tour aliowa you m from these examples as Thank you and enjoy the
ever shown that affordable | become acquainted with we consider our options tour!
j affordablie housing in for locating new housing
houslng developments re- e . ada
duce proparty values, Benicia. Some of these units in the future,
) sites you can walk to, oth- . .
» New affordable and high . ars may require you to Housing types, densities,
denstty hausing can afways drive. It really depends and character ean vary
be designed o fit into exdst- where you start the tour. from place to place.
ing communities. ’ ‘There is no one size fits
» Compact develapment of- V%‘I;sﬂelthi: ‘brochuga pl:oit all solution.
fers greater efficiency inuse |  Vides locactons and quic :
of pf;ﬂc services a:t}; infras facts about the 8 sites, we Our hope is th‘a ¢t thege
structure. do not require that you examples can inform you
vigit them all, T¥s en- about more about afford-
¢ The design and use of public tirely up to you. You able housing, what it can
spaces has & far more signifi- . di h look like, and how it can
cant affect on crime than wight even discover that sthin axiati
density or income levels. you live close by. You can fit -w“hm existing
aleo visit these sites after neighborhoods,
Affordable Housing the Housing Expo is over. Ploase view each of these
Sites: The City of Benicia is sites from the sidewalk or
interested in hearing street. Because people
Capitol Heights Public 2 | your thoughts about the live here, we ask that you
Housing Developrment location and design of respect the privacy of the
Cuso de Vilarrasar | & 4 3 affordable housing that is rem_dants &'md donoten-
‘ already built in the City. ~ ter into private property.
Bay Ridge Apartments 4 Together, we ¢an learn
Burgass Point Aparuments 5
Take the survey.
Hearthstone Viloge &
) ' This tour aleo includes a back to the Expo, you are comments and outline the
Chipper Bay ) 7 ghort survey to take along welcome to drop the sur- ragults in an upcorning
Lo with you as you visit each vay off at City Hall, Plan. raport £o be presented to
Clos Duvall Court 8 site, Remember to turn ning Division, 250 Kaet L " the City Council on Octo-
in your completed survey, Street. See staff at the ber 21 . .
These can he dropped of Public Counter and they
Habitat for Humanity 9 to us during the Heusing will be glad to receive it. W:-tt‘h?n;:iy °‘r‘ for your
Expo at 1150 First Strest. o participation!
If’gﬂm cannot make & Staff will consolidate the
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PAGE 2 AFFORDABLE HOUSING TOUR HOUSING ELEMENT

Capitol Heights Public Housing Development

This 75-unit housing complex was
built in 1954,

Owned and operated by the Benicia
Housing Authority.

Sits on almost 9 acrea,

Located at Riverhill Drive and Bay-
view Circle.

‘way street.

Location

From Military East, head north -
onto East 2nd Street and twrn
left on Riverhill Drive. These
hothes can be seen on your
right hand side and along Bay-

view Circle. -

Note: Bayview Circle iz & one-

I A Mo GIDIMAVIEG, s et

107
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HOUSING ELEMENT AFFORDABLE HOLSING TOUR

PAGE 3

Casa deVilarrasa -1 and Il

Phase One - _
40 units for senior hotsing.._
1.05 acres s .
Located at 383 Bast I Stécet

Built in 1984

Phase Two-

40 units senior housing

.and turn Joft ontoe J-Street.,
[ Hea

0.93 acres
921 East 4th Street . ; y
Built in 1986 Senior Housing at Casa de Vifarrasa, 383 East|
Street.
g W\NW&:K F%@w' A - oy o% -
» ‘n,‘_ }
Location i

From First Street, head south

ot and fum right oiito . ¢

1 S urn-right

: Addrc_s_s' :

E'ast_.' Street

e 921 f;qsz‘#:i-l'Sr:é!é; .
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PAGE 4 AFFORDABLE HOUSING TOUR HOUSING ELEMENT

Bay Ridge Apartments

Bay Ridge Apartments were built in
2004 o roughly 4 acres.

There are a total of 50 affordable
units, 12 of which are for low in-
core households, while the remain-
ing 38 are set aside for very-low
income units.

Bay Ridge Affordable Unit

l.ocation

Head west on HWY
780 and exit at Co-

- lumbus Parkway, .-
turn right onto Rose -
Drive.:Bay Ridge ...
Apartments will be
oni your lefthand.
side jist before Cam. '
brige Drive, -~

ottt

109
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HOUSING ELEMENT AFFORDABLE HOUSING TOUR PAGE 5

Burgess Point Apartments

Owned and operated by Benicia .-
Housmg Paz'bners. z

3.75 acres
56 units

-850 umts or low income

-6 umts f‘or o Iuw mcoma

Completgd m 2904. . '

Location

From Mﬁitary East, head
north. unto ,East 2nd Street B

Add;ess

9.' R:verwew n'f’H(J(“e" .

110
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PAGE & AFFORDABLE HOUSING TOUR

HOUSING ELEMENT

Hearthstone Village

Completed in 2004,

Located at West 5th and Military
West.

12 units
7 unitg for low income
5 units for very low income

Completed by Affordable Housmg
Affiliation.

Hearthtone Village very-low and low income
units.

Location

From Fn-st Street, head weat
onto M:lntary Immed:ately %

“after West 6th you will see the «’»e .
Hearthstone Apartrents on
your righit hand side.” There is
no parking. along the Mﬂitary,
50 you will need to ind park-
ing along West 5th and walk
out to.Military West to view
the apartménts from the
sireet,

Sihg -

M Dala B G OANEAD o St
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HOUSING ELEMENT AFFORDABLE HOUSING TOUR

PAGET

Clipper Bay

Built around 2000, this develop-
ment includes 24 detached iingle
family vnits, 8 accessory unifs, and
6 duplexes. Three duplex units are.
set aside for those with verylow
incomes, These units w:li mamtam
their affordability for 30 yeam,
until about 2030.

The very«low income umt' ‘areat
702, 706, and 708 West K Strset;,

) Onba K.Street Go past West
rid

Location

From First Street head west

702, 706, and 708".' '

Wcs_; K Swreet
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FAGE B AFFORDABLE HOUSING TOUR HOUSING ELEMENT

Clos Duvall

Completed in 2004.

There are 2 units set aside as af-
fordable housing. One unit is for
low-income, and the other iz in the
moderate category. These units are
set aside for affordable housing for
30 years.

ontg Mlhta.ry Eagt, Turn leﬁ;
on East 5th Street. T
right onto Vecmo, ‘Make and
immediate nght unto Cios )
Dmrall Cou.rt %

Mg Dete DETRAYIEO tu TosACa

Air photo showing 'ne'ig_:h‘bo;fhjt_)qd context
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HOUSING ELEMENT AEFORDABLE HOUSING TOUR ’ PAGES
& - . [ ]
Habitat for Humanity
Two single family detached unité.
- Completed in 2002, - -
D g

201 East E Stréet. House built by Habitat for Huimanity.

Location

From Firat Street head _

gouth and make a left on to - %

Street.’ Make'
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CITY GF BENICIA HOUSING EXPO

City of Benicla

Community Development Department
Pianning Division

250 Eass "L Strec

Benicis, CA 94510

Phone: 707.746,4260
Fax: 707.747.812¢
Emalk Jporeas@l benlciacrus

Serving our community with care,
commitment, and pride,

Project Information, Links, Contacts

For more information about the
Housing Element update, please
visit the city's website for up-to-date
information, notices of available
documents, reports, and steps to-
ward project completion.

LINKES

Association of Bay Ares Govern-
ments

www.abag.ce.gov

State Department of Housing and
Community Development

www.hed.ca.gov

Cenpmunty Devalosment Decarmant
Chatie Knox, Director

Planning Phislon

Damon Golubles, Principal Planner

Lisa Poras, Senlor#lanner, Projoct Monoger
Mike Marcus, Assotipta Planner

Technicat Consullanle
Lfsa ¥rise, Principal, UsSWIsecunsmt!ng. g,

Ay Sinshoimer, Sentor Assoclete, 1sa Wise Cansulting, oo,

Mike Austl, Assaciate, tsa Wise Conculting, Ing

Gty Countit

Elizabeth: Pottorson, Mayor

Tor Campbet, Viea Mayor

Mk Hughos, Comell Mamber
Wik foakimedes, Councll Member
Alan Schwartzmas, Councll Mambor
Elanning Commission

Froet Rolishack, Shelr

Dan Healy, Vice Chalr

Richnzd Bortotexzo, Gommissionst
Rick Emst, Commissloner

Red Storry, Commisstaner

Leo Syrecusa, Commisslonst

Brad Thomas, cmn.'tlssionev

Clity Managar

Hm Erckson
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Affordable Housing Visual Preference Survey

City residents were invited to take part in a visual housing preference survey as part of the Benicia Housing Expo in Octo-

ber, 2008. The survey was meant to enhance the City’s understanding of community preferences about the design of future
affordable housing. The survey displayed ten photos from existing affordable communities with a wide range of stvles and
densities. Participants were asked to indicate whether or not each design would be appropriate for Benicia and were provided
space to comment on each image.

Qverall, participants felt that units designed to appear as condos or large single-family residences wouid fit best with their
community. They preferred units that were two stories in height and that were surrounded by landscaping and offered ample
shade. The following images represent the four affordable housing styles considered to be most appropriate for Benicia by -
survey participants.

Rank: 1st

Responses
Appropriate: 19
Not Sure: 3

Not Appropriate: 1

Comments :
“Very pretty. Should go right into existing neigh-
borhoods”

“Lovely - fits into our community”

“One of the best, fits character of the commu-
nity - downtown”

Rank: 2nd

Responses
Appropriate: 15
Not Sure: 3

Not Appropriate: 1

Comments

“Condo look that fits well with much already in
town. Could fit into single-family settings”
“Nice condo look”

“Better. Looks a iittle ‘faux historic’™
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Rank: 3rd

Responses
Appropriate: 12
Not Sure: 2

Not Appropriate: 4

Comments

“Looks like Benicia”

“l.ooks like Benicia unable 1o accept progress;
stuck in the past; sprawling”

"Couid work for dupfexes”

Rank: 4th

Responses
Apprepriate: 7
Not Sure: 7

Not Appropriate: 2

Comments

“Looks Hke the lowest density of all ten sam-
ples. Can Benicia afford this? Better probably
to use single-family lock with actually high-
density”

II‘ND,I: bad)l

"OK, would be better with landscaping”
“Maybe, better to be a little denser or fwo sto-
ries but has a place for handicapped/elderly”
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YOU ARE INVITED...

HOUSING ELEMENT UPDATE
Fhe City is currently working on revising
its housing plan,

The City is required by law to plen for 532 rew
homes to accommodote expected growth in jobs
ond populction between now and 2014, 0f the
532 homes, 246 must he plaaned for low income
fumilies, Come help s select where all of this
housing should oceur.

- Come to the workshop.

" Your voice matters, ..
Contact: (707) 746-4280




Appendix H Public Participation Materials

CITY OF BENICIA . HOUSING ELEMENT UPDATE TO THE YEAR 2014

MNOTES e Housing Sites Workshop

Tuesday, February 10, 2009
6:00 PM — 8:00 PM
Senior Center
187 East L Street, Benicia

Workshop Objective: Recommend sites where housing could be built between
now and 2014,

Notes
1) Introduction and Overview {6:00 PM — 6:30 Pp)

Lisa Porras, Senior Planner for the City of Benicia, provided a brief description of the
project, workshop purpose, and agenda contents. Lisa Wise, Principal with Lisa Wise

~ Consulting, Inc. presented an overview of State requirements, local demographics, and
outcomes from the October 2008 Housing Expo, and answered questions from the
audience.

Q: is it possible to use houses/units in foreclosure?
A: Yes.

Q: What are the requirements for inclusionary Housing in Benicia?

A: Projects with 10 or more units are required to provide 10 percent of the total
number of market rate units within the development as affordable to, and occupied by,
very-low and low-income households for a minimum of 30 years.

Q: Is there a map of existing affordable housing in Benicia?

A: Existing affordable units are shown on the maps for the group exercises, and are
provided within the Affordable Housing Tour brochure, which is available on the City’s
website. '

Q: Could the city and the consultants provide copies of tonight’s PowerPoint
presentation?

A: A copy of the presentation will be posted to the City’s website for download.

Q: Could density be increased on existing affordable housing sites?
A: Yes

Q: Could subsidized workforce housing be built [for police, teachers, etc.]?

Community Development Department, 250 East L Street, Benicia, CA 94510 telephone: {707} 746-4280 www.ci.benicia.ca.us
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A: Yes, if they can meet criteria for income levels.

: Do impact fees increase with population growth?
No

>0

: Are the people who purchase or rent affordable housing from Benicia?
Yes. There is a 4-year waiting list for units managed by the Housing Authority.

>0

How does additional housing affect school populations?

: The Benicia Unified School District has the authority and the responsibility from the
State to develop a Long Range Facilities Plan, which includes evaluation of the capacity
and utilization of their existing facilities {e.g. schools), including evaluations of local
demographics and enroliment projections.

Z 0

1) Sites Discussion (6:30 PM ~ 7:15 PM)

Participants gathered together in 5 groups to discuss Benicia’s housing choices,
including criteria to determine where new housing should occur, such as walking
distances to public services and everyday needs, and proximity to public transit.

Participants were asked to discuss the topics:

<% Vacant land available for housing.

<+ Vacant land not currently available for housing — investigate possibilities for zoning
changes.

< Underutilized/Opportunity Sites —explore possibilities for infill.

Members of the consultant team and City staff visited each group, making themselves
available for questions and answers.

2} Discussion Outcomes — Group Reporting (7:15 PM -~ 7:45 PM)

Group One:

< Is higher density possible at the Southampton and Solano shopping centers?

<+ Relocate Robert Semple School to the Mills Schools site, then use Robert Semple site for
mixed-use and housing.

< Consider aggregating small vacant lots.

% Assess 2" units {e.g. accessory dwelling units, granny flats) requirements to reduce
constraints.

* Construct housing for seniors on the city-owned E Street parking lot and on the adjacent
parcel (to the north) as well.

< The City’s Corporate Yard site is not an ideal location; it is too far from public transit or
services.

Community Development Department, 250 East L Street, Benicia, CA 94510 telephone: (707) 746-4280 www.ci.henicia.ca.us
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Pian for Senior Housing, which accommeodates more units per sguare feet of land, and

has less parking requirements.

Consider Mixed Use for Solano Square and Southampton Shopping Center.
Increase the densities on vacant parcels through rezones.

Senior housing is proposed in the Arsenal: 50 affordable units + 30 market rate.

Group Two

The Robert Semple School site is not viable for housing.
Why are all the opportunity sites south of HWY 7807
Locate some sites north of HWY 780.

Po not build on land désignhated Open Space.

include housing as part of the Senior Center.

City fees are a constraint to affordable housing.

Do not consider portion of Overlook Park for housing.

Consider sites north of HWY 780, such as along Rose Center Drive, and E. 2™ Street.

Group Three
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Remove barriers to 2™ units (e.g. accessory dwelling units, granny flats).
Spread affordable housing out. '
Additional areas in the Arsenal could be opportunity sites.

What about sites north of HWY 7807

Reduce fees for 2" units.

Reduce minimum lot size for 2" units.

Benicia is a small, fine-grained city; 27 units are a good fit.

What about a 2™ unit amnesty program?

We don’t want to look like Wainut Creek.

Consider housing as part of the Seeno plan.

The site at Military West and West 7™ is a good location for senior housing.
Change zoning in the Arsenal to allow for development/redevelopment. -
Robert Semple and Mills School sites are not appropriate for housing.

Group Four

Housing sites should be in high-density areas, near services.

HOUSING ELEMENT UPDATE TO THE YEAR 2014

Areas north of HWY 780 are suitable for single-family detached housing types and open

space; affordable/high density housing is not appropriate in these areas.
There should be design standards for 2™ units.

Robert Semple School site is acceptable.

Single-Room-Qccupancy units are acceptable for seniors.

We should refer to the Draft Arsenal Specific Plan, which contemplates residential as an

accepted use in this area.

Comimunity Developrnent Department, 250 East L Street, Benicia, CA 94510

telephone: {707) 746-4280 www.ci.benicia.ca.us
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Mills School provides recreation and activities; we’d rather not see these taken away to
build housing.

Concentrate housing in areas south of HWY 780 near services and transportation and
other multi-family units.

Focus on the sites at West 5% and Military West, and West 7% and Military West.

The Corporate Yard and Robert Semple are good sites for housing.

Mills is a possibility.

Further investigation for rezoning in the Arsenal.

Do not built on open space.

Group Five
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School sites are worth looking into as potential opportunity sites for housing; it does not
mean that residential would be developed there.

What about housing as part of the Seeno plan?

Arsenal offers some opportunities in key locations.

Redevelop the Senior Center to include housing for seniors.

Develop the city-owned E Street parking lot and adjacent paved lot for Senior Housing.
Not sure about Southampton Shopping Center as site for mixed use.

Solano Square should be an opportunity site to accommodate mixed uses, including

housing.

Could the Water Tank site (north of Havenhill Drive} be considered for housing?

Let’s redevelop Capitol Heights to incilude more units through increased densities.
Consider the site near Military West and West 2™ for housing.

Housing above stores in the Southampton Shopping Center is not a good idea.

Do not consider the Corporate Yard on East 2™ Street.

Robert Semple is a good site for housing, if vacated.

The city-owned East E Street parking lot should be developed with parking below and
housing above.

Redevelopment of the Mills School site is possible.

Support housing in the Arsenal.

Support infill on small lots.

The sites shown on the map between East _6”‘, East 7“‘, and East H and | Streets should
be low density, single family, with some land dedicated for a park.

The site at West | and West 2™ Streets should have parking below and apartments
above. :

Additional Comments

There are more opportunity sites in the Arsenal than shown on the maps.

Rezoning should occur after the Housing Element is approved by the City Council and
certified by the State Department of Housing and Community Development.

Higher density can trigger higher parking requirements; this needs to be addressed.
Solano Square could be revitalized.

Community Development Bepartment, 250 €ast L Street, Benicia, CA 84510 tetlephone: {707} 746-4280 www.ci.benicla.ca.us
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% The Arsenal could contain housing.
<% The City should focus revitalization efforts on key sites located south of HWY 780.

o

1) Wrap Up / Next Steps {7:45 PM ~— 8:00 PM)

The Draft Housing Element is targeted for release by April 2009. Once released, the public
will be invited to review the draft and provide comments (both written and verbal) to the
Planning Commission and City Council during public hearings.

Community Development Department, 250 East L Street, Benicia, CA 94510 telephone: {707) 746-4280 www.cl.benicia.ca.us
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C Number |

on
S Mapin
Appendix
B

Square

Potential Upzone Sites - Vacant Buildable Sites =~~~

Zoning

' Single Family Residential

GP Land
Use

Max
density
aliowed

" Max
du/fac

at 80%,
density

80%

buildout |

1.06

Irifra
struciure
l Capacity

'Ex'isting
Use

1 88215060 | 8,276 | 019 | RS | RLD 7 | 133 | 56 | Vacant | Yes

2 87112130 | 18,750 | 043 | RS RLD 7 3.01 5.6 241 | vacant | Yes

4 | 89074100 | 6250 | 0.14 | RS RLD 7 100 | 56 | 080 | vVacant | Yes

11 88215050 | 8,276 | 0.19 | RS RLD 7 133 | 5.6 1.06 | Vacant | Yes

15 | 89074090 | 21,875 | 0.50 | RS RLD 7 352 | 56 281 | Vacant | . Yes

16 | 87134370 | 18,750 | 043 | RS RLD 7 3.01 56 241 | Vacant | Yes
17 | 87112180 | 7,840 | 0.18 | RS RLD 7 126 | 56 101 | Vacant | Yes
21 88224010 | 9,147 | 0.21 | RS RLD 7 147 | 56 1.18 | Vacant | Yes

23 | 87142330 | 10,012 | 0.23 | RS RLD 7 161 5.6 1.29 | Vacant | Yes

24 | 86062060 | 37,500 | 0.86 | RS RLD 7 603 | 56 482 | Vacant | Yes

| 25 | 88215040 | 8276 | 0.19 | RS RLD 7 133 | 56 1.06 | Vacant | Yes
| 26 | 89074080 | 9,375 | 0.22 | RS RLD 7 1.51 5.6 1.21 | Vacant | Yes
|28 | 88215070 | 8276 | 0.9 | RS RLD 7 133 | 56 1.06 | Vacant | Yes
29 | 87112170 | 6,969 | 016 | RS RLD 7 112 | 56 090 | Vacant |  Yes

30 | 87161010 | 15750 | 0.36 | RS RLD 7 253 | 56 2.02 | Vacant |  Yes

31 89076090 | 14,810 | 0.34 | RS RLD 7 238 | 5.6 1.90 | Vacant | Yes

38 | 88224020 | 9,147 | 021 | RS RLD 7 147 | 56 1.18 | Vacant | Yes

39 | 88224030 | 9,147 | 021 | RS RLD 7 147 | 56 1.18 | Vacant Yes

40 | 87161220 | 16,900 | 039 | RS RLD 7 272 | 58 2.17 | Vacamt |  Yes

43 | 87112160 | 9,147 | 021 | RS RLD 7 147 | 58 1.18 | Vacant | - Yes
45 ! 88164050 | 18,750 | 043 | RS LD 7 3.01 5.6 241 | Vacant | Yes
46 88166020 | 18,750 | 0.43 | RS RLD 7 3.01 5.6 241 | Vacart Yes

47 | 89074030 | 18,750 | 043 | RS RLD 7 3.01 5.6 241 | Vacant | Yes

48 | 89076010 | 18,750 | 0.43 | RS RLD 7 3.01 56 2.41 | Vacant Yes

54 | 89021290 : 10,813 | 0.24 | RS LD 7 168 | 56 1.3¢ | Vacant Yes

55 | 89021300 | 9,868 | 023 | RS RLD 7 1.61 56 129 | Vacant Yes

TOTALS 350,154 | 8.03 56.23 44.98 B
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-- T Potential Rezone Sites - Opportunity Sites =
CNumber | IR T |

Infra-
structure

Map in APN Square Zoning GP Land Meax - | Max at 809 80% . 1 Existing

Appandix .. .Feet Use d_q/ac _ Qu.{.ac dgn;it_y builc.lo.ut Cse Capacity
| 96 | 87143130 ; 71,003 | 163 | RS | RWD | nfa | na .| na | n/a Yes
101 87093180 61,419 1.41 R3S RLD n/a n/a n/a n/a Yes
108 86101040 37,461 0.86 RS RLD n/a n/a i n/a n/a Yes
110 86021650 60,112 1.38 RS RLD n/a n/a n/a n/a Yes
111 85013050 18,730 0.43 RS RLD n/a n/a n/a n/a Yes
129 87144010 15,675 0.36 RM RMD n/a n/a n/a n/a Yes
) § Benicia
Poo1a7 88141070 41,000 £.94 PS Public n/a n/a n/a n/a Senior Yes
i Center
Benicia
138 88113010 41,250 0.95 Ps Public n/a n/a n/a n/a Senior Yes
Center
Pub & i Benicia
141 88113020 8,712 0.20 PS Semi- n/a nfa ¢+ n/a n/a Senior Yes
Pub Center
South-
142 86151100 595,465 | 13.67 CG GC n/a . n/a n/a n/a ampton Yes
Center
153 89012250 ! 33,000 0.76 CaG GC n/a n/a n/a n/a Yes
8720008C
through i
87200130; { Solano
154 88111020 418,612 a.61 CG GC n/a n/a nfa n/a Square Yes
through
88111090 - o
: Capitol
155 87021080 | 376,794 8.65 RM RMD n/a n/a n/a n/a Heights Yes
e ‘ : | Housing}
TOTALS 1,779,233 E #40.85
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FOCUS

Four Bay Area regional agencies have joined forces in a Joint Policy Committee. The Asscciation of Bay
Area Governments (ABAG), Bay Area Air Quality Management District {BAAQMD), San Francisco Bay
Conservation and Development Commission (BCDC), and the Metropolitan Transporiation Commiission
(MTC) are working together o create complete, livable communities. These communities will, in turn,
help achieve a more efficient, equitable, and environmentally sustainable region.

Under the FOCUS program, areas are either designated as Priority Development Areas (PDA) or Priority
Conservation Areas (PCA).

According to ABAG, “Priority Development Areas are locally-ideniified, infill development opportunity
areas within existing communities. They are generally areas of at [east 100 acres wheré there is
local commitment to developing more housin'g along with amenities and services to meet the day-
to-day needs of residents in a pedestrian-friendly environment served by transit.” Through PDA or
PCA designation, cities are eligible for technical assistance and grants for transit, housing, parks
and infrastructure projects that support the FOCUS pregram goals of reducing traffic, protecting the
ervironment and enhancing existing neighborhoods.

In September 2008, the City of Benicia submitted an application to ABAG to participate in the FOCUS
program by establishing a Priority Development Area (PDA) in downtown Benicia. ABAG’s Executive
Board approved the proposed PDA in November 2008. The Downtown PDA consists of 145 acres from

N Street to the First Street Pier between West Second and East Third Streets.

Source: hitp://www.bayareavision.org/initiatives/prioritydevelopmentareas.htm! and City of Benicia.
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EAST SECOND STREET
EAST THIRD STREET

Zoning Key

Genercl Commercicl T —.
. MARINA
Community Commercial
Town Core

Town Core -Open
Nelghborhood Generat
Nelghborhood General - Open

Medium Density Residential
Plarned Development
Single Family Residential
Public & Semt - Public

Open Space

Downtown Benicia
Priority Development Area
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PROPOSED RESOLUTION SUPPORTING CONVERSION OF
THE CITY’S HOUSING REHABILIATION LOAN PROGRAM
TO A FIRST TIME HOME BUYERS DOWN PAYMENT
ASSISTANCE LOAN PROGRAM AND TO HELP FUND
TRANSITONAL HOUSING

Special Meeting I'V-A-5



RESOLUTION NO. 09-

A RESOLUTION OF THE BENICIA CITY COUNCIL AUTHORIZING STAFF TO
CONVERT THE HOUSING REHABILITATION LOAN PROGRAM TO A FIRST TIME
HOME BUYERS DOWN PAYMENT ASSISTANCE LOAN PROGRAM AND FOR
TRANSIONAL HOUSING BY APPLYING FOR COMMUNITY DEVELOPMENT
BLOCK GRANT (CDBG) GENERAL AND COLONIAS ALLOCATIONS FUNDS

FOR 2009-2010

WHEREAS, the City of Benicia has a current balance of $432,000.25 in funds available
for its Housing Rehabilitation Loan Program; and

WHEREAS, the City is not eligible to receive additional housing funds from the State
unless current funds are expended; and

WHEREAS, there has been a lack of demand for Housing Rehabilitation Loans; and

WHEREAS, the City is eligible to convert the Housing Rehabilitation Loan Program to
an alternative program and other uses by application for CDBG General and Colonias Allocation
Funds for 2009-2010.

NOW, THEREFORE, BE IT RESOLVED THAT the City Council of the City of
Benicia hereby supports conversion of its Housing Rehabilitation Loan Program to a new First
Time Home Buyers Down Payment Assistance Loan Program and to help fund Transitional
Housing, and therefore, directs staff to apply by July 14, 2009 for CDBG funds and request re~
direction of funds for such uses therein.

& ko ok

On motion of Council Member, , seconded by Council Member ,
the above Resolution was introduced and passed by the City Council of the City of Benicia at a
regular meeting of said Council held on the 2™ day of July, 2009 and adopted by the following
vote:

Ayes:
Noes:
Absent:
Abstain:

Elizabeth Patterson, Mayor
ATTEST:

Lisa Wolfe, City Clerk

Special Meeting IV-A-6



